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I am happy to join you today, to make some remarks 
about my Ministry's responsibilities and hopefully to exchange 


views with you about Canada's urban problems. 


It 1s always or nearly always, a particular 
pleasure for me, to be in this city. In one way it is my home 
SseoelOrei1t ts the city of my birth. Over the years, each 
return visit to the Island of Montreal is a special treat, 


something like an interrupted yet long documentary film. 


I suspect that those who visit frequently may see 
and feel the changes of a large city growing more than those 


Moga ve in Tts mMmiast. 


And what do we see? In one sense, this sprawling 
Montreal Urban region mirrors. the nation. It reflects our 


achievements as a nation while it does not mask our defeats. 


This urban region is the home for more than two 
mallion people. It is a place of beauty and excitement — and 
of ugliness; of great wealth and yet extreme poverty; with 
Signs of growth and pockets of decay; illogical, costly and 
aesthetically unpleasant sprawl but also several vibrant core 


areas for social interaction during the day and at night. 
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All the well known problems of large North American 

"urbatr centers “are with*usrhere iff’varying degrees of seriousness 

yet somehow this area of Canada has what even urbanologists can 

only define as anux qualitysm a@isense of-electric-exeitement; which 
is*not always present in large cities. Whatever the reason - whether 
Sumiessaneculturaly social, .or economic factors, or in a complex 
Mieermingling Of Many unique characteristics; this is your present 
Heritage. ~But"™Montreal =Sas with imanysCanaddanecitzes =). faces 
increasing problems - problems that will be compounded as it grows - 
and problems for which there are not yet sound and well thought out 


solutions. 


Many Canadians, and I'm sure many in this room, 
are INCreasingly® coOnsciousethat® thevitime has=now arrivedsam our history 
as a nation to pause and to pose some fundamental questions about the 
kind of urban Canada we have inherited - where it is heading. For 
example, one hard question relating, to demographic objectives: do we 
want a nation in the year 2000 dominated by three urban centers - 
MOomMcreats, “Toronto, and Vancouver) --—) containing 1/3:.0f the: national 
Pepulacivon? “A Canada ain which 75% of ite people live in just 12 
citzes?  Thoesellare!thelprojectionsiof currentsrtrendsi.of.urbanization = 
Si population distribution, —vextended, for the end of, the. century: (only 
po years away). 2 Andif that population pattern were tobe 
ecceptable, which «question, ethen tthat:dnceredibly rapid wate of 
UGbanizati1on oreater ‘thanimostrecountries > es rfraightening: in terms 
of our present policy and program arsenals to deal with urban growth. 
There are many obvious benefits to a nation with an urban life 
style, but with the glaring examples of New York, Tokyo, Detroit 
end -<Ghicago’, “titbehooves’ "usta begin definingy the costs of rapid 
urbanization: poverty, inadequate housing and blight, 
inefficient “ard ‘costly “transportation systems, pollution of ‘all 
minds, ane the growing tension, frustrations, crime rates and social 
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We now have a greater understanding of what rational 
man can achieve in marshalling existing technology. We have a 
Capacity to imagine and dream of more ideal environments that 
could be realized by applying existing knowledge if we but had 


thre collective’ determination. 


Bute as Ve the case in all human endeavours, there is a 
tremendous gap between what we individually sense, and seek as 
optimal and what really exists, whether we talk of family life, 
eheedesigniof®our* homes or our cities, or the character of our 


nation. 


Why the gap? I do not have to stress that a modern, 
economically mature city is, in actual fact, the result of 

“many millions; =1e8net billions, of individual private decisions 
and an almost equal number of governmental decisions ranging from 
those of a municipal planning agency to issue a building permit 


to a federal government increasing the level of social assistance. 


The interaction of all these decisions produces and 
Shapes a city. To markedly change, in any serious way, any single 
element of such a complex process requires an equally complex 
orchestration of hundreds and even thousands of actors, each 
possessing jealously guarded powers which often have to be changed 


Po anything is to result. 


The historical scenario is clear on what happens when 
people sense a gap between reality and their own goals and wish 
me narrow it."VThey "turn to governments’ and their often “highly 


generalized sense of disquiet tends to coalesce into an equally 


generalized issue. 
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For instance, in the early 1960's in response to 


/ general urban pressure that something had to be done about "urban 


blight", and I want to stress that these terms were never clearly 
defined, the existing technocrats of the day cooked up a new policy 


and program, urban renewal. 


Velljew. <on' t have to tell you, that .eidsdn’ t. work 


| so well. In many instances, the consequences of this program as 


the bulldozer roared ahead were perverse. And, in 1969, my 
Colleagues and I, as far as was possible, stopped the entire national 


program. 


We suggested then, and I suggest to you now, that 


hundreds of interdependent problems of a major city will not and 


| cannot be solved with simple pronouncements and the resulting 


simplistic program responses. It is too easy and yet it is far too 


Bostliy for politicians to respond to generalized public pressures, 
by, for example, building a superhighway asa 


response to generalized concern about inadequate transportation, 


and fail to answer the questions that must always guide us: who 


will really benefit? What will be the first and second and third 


' round consequences? 


Well, what is the vital missing ingredient in the 
historical pattern of private and governmental response to genera- 
lized public urban concerns? Essentially, and this is perhaps 
the kernel of my message to you today, two vital elements have 


been historically missing. First, there has been and continues 
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menoe a totally wrong belief - or impatient insistence - that urban 
problems are not really that complex and are susceptible to simple 
solutions. This belief is false and those who propound it mislead 
and deceive the people. Urban experts and social planners now 
fee. that amature; economic: unit, a modern city; is one of the 
most complex of human systems and that intuitive solutions to the 
complex problems of a city are more often wrong than they are 
meron. | That is a fact and it should be cause for’ even’the most 
self-righteous expert to pause before he puts forward his little 
bag of proposed solutions. Second, there has been and continues 
to be an absence of clearly defined and widely shared goals 


guiding our pattern of response to urban problems. 


Well, so what, you may say. If an understanding of 
the complexity of the urban process and the clear definition of 
widely accepted goals are first vital steps, then let's recognize 
Bis andi) get on with the job, for certainly Canadians have the 


determination and will to do so. 


Well, Tiumust» ask: get on with what job? And: where 
is the collective determination? If "we" continue to be determined 
to put superhighways through the middle of cities whose goals and 
whose determination are getting expressed? Should we allocate 
scarce dollars to rehabilitate houses in the path of the superhigh- 
way's bulldozer, or in an area that a municipality has zoned for 


high-rise commercial development? 
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However self-evident or motherhood sounding one's 
proposed solutions are, one cannot really argue that their imple- 


mentation should precede their wide acceptance. 


Let me give you an example. My advisers---and I 
do believe they are more socially sensitive or aware than perhaps 
those of the early sixties who proposed urban renewal---are almost 
bursting with ideas on how we can move to present solutions to 
Many perceived urban problems. Rehabilitation of older 
home, and it obviously is, in general, more sound and less costly 


policy to preserve existing homes than to build entirely new ones. 


Let us presume, as some of my advisers argue, that 
in our wisdom we go to my Colleagues in Cabinet and receive autho- 
rity to get legislative changes and say 20 or 30 million dollars 
Memoctart a national program of rehabilitation for older homes. 
Certainly few politicians would argue against it. But what would 
such an isolated gesture of the federal government really mean? 
If a given municipality defines commercial re-development, for 
Beamole, aS a true municipal urban “priority, then what does a 
token federally sponsored rehabilitation program really mean? 
Just that---a token program probably cancelled out by other private 
and public decisions. For unless the wishes of the people are 


effectively expressed through community organizations and the three 
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levels of government, the crazy quilt historical pattern of con- 
tradictory objectives and priorities among governments and within 
severnments will continue, And that is why I suggest that unless 
there is a greater emphasis on clearly defining our goals and then 
seeking a broad consensus, our actions will continue to be contra- 


dictory and too frequently perverse. 


Intthusfcontext7o1f avrehabilitation program’ is 
viewed as one public policy instrument which can be used in concert 
with other programs, and if the objectives of such a program are 
clearly defined and understood by all participants, then such 


a program is more than a token gesture. 


Well, in summing up these general statements, I would 
like to state the present position of the federal government in 


five brief concluding points. 


1. The federal government, acting through more than 27 federal 
| departments and agencies, spends billions of dollars each year 

| Prep rograms / within iqurcconstitutional authority, which vitally 
affect the rate of growth, the shape and substance of life in 
[Canadian cities. These programs range from Federal immigration, 
Social policies and national transportation policies to the 
activities of the National Harbours Board, CMHC, CNR and Public 


! Works. This is a fact, a reality and only the most blind 


wa 


t 3 ; Ruy hes Pee’ 
aoe Iwoivofeini + ) ysis ond «sHaaRisaro) 30 Shaw 
ae aedeslerse. goiftvotsa bua \eavd ae 


pz 5 i , .Syesnig9 aid at 
Sem xpiteg oi fds Prey a5. be 


do s3 si bere . SMSADOLE, yatlte dg 
F a boosaxsbry bas ate: vines, 


Tem qe primus mi , i iew i bs 
f eit “e noitieeq tases1q oni etata oF od 
| oa pribrfones Iebxd: ov. 


-_ 
aae 


eHisoe tromarevop. Lstebet edt nh 
eno id 2bnege ,astaneprn bas. aanomd16e 
_Asnotdusisenos +0 mitt tye ams pong 1 

@ Gan sqsde ody ,diwoup 40. odst itz toe 
ext spnex emexporg saci?  .29t3i> neti 
na ise: togensx3 Lenoits: bos eetsifog Take 
| fxn 4 aruxtrel! Isnottst odd Yo seid lvae 

n onlt 5 ine bas ities « Jost 5 ei cid? Jemm 


“ 


observer would fail to conclude that the impact on cities of 


these diverse activities is profound. 


"Municipal Attairs"” is rightly and clearly a province! 
constitutional responsibility. But we cannot wish away the impact 
er -clearly federal Vvactivities. The important issue is not to 
ignore the existing federal role but to find ways of ensuring 
that the exercise of these federal activities seeks to comple- 


ment “rather than distort local and provincial priorities, 


And here lies the difficulty. Because these federal 


policies, programs and individual decisions have historically 
been implemented outside of any stated policy framework and with 
Far too little consultation with provinces and municipalities, 


there has been a historic pattern of tending to distort provincial 


lM@eeand municipal priorities. Obviously, this has worked in the 
| other direction also. How do we reverse such a pattern? This is 
the central question. Certainly no reasonable person can argue 


that this dilemma is solved by ceasing all federal activities - 
closing thé railroads, the airports, the immigration flows. For 
reasonable men, the answer must lie in the other direction: 
through consultation, the sharing of knowledge, and the commit- 
ment to seek new mechanisms of collaboration. And in this sense, 
by putting its urban policies and programs on the table for 
discussion, the federal government is, if anything, permitting 

a lessening of its powers rather than the reverse: seeking to 


Pntrude into°ah area of provincial jurisdiction. 


By 


—_ 
iene 2 Bt “axiataa eaelade 
a rae os Hel Jonnso sv tes “sitidienoqests tonotaadlllll 
> 92 Jon at bates tnss4oini ont ests tv isos is1abe? Yissota * 
| | oi rt? ot tod sfox Texrebet paisaixe ont otonp, 
F cpa dois ry isos fs1sbs? seeds To epingexs Sag 

ee 1 | | 4 @etts fpiogivota, pens fso0! SxOvsib rie a a9 


| Jean. roe gaueset ~Wiluat?erb sA9 Bai! een bad .: 

ytisoitoset: Sven anoteiseb sebivtont Bas ams tpotg eokobla 
: D@viw Gre Aupyemeati yotlog betste yrs to absestyo botnomedant mee 
: . peelstiagioiaum bes esonivota 47f8 aoitstinenoo Slat th ood ae 
Selonivoug gaoge ib: ‘od patbned to farotisq otitestsid & ied en eon 

edz at bediow Bai eid. ,ylsoivdo eats sete SE Inq totem Bet 

ek aari't Gnzeteso 6 fous S2teve; ow ch wok .oals motstexkb tard 
aUEs aee modies sldacvess: on Vinistyed fottaeup textes ae 

- esitivises istebet (ih prteass yd havioe et emines LB eid? tar 

Jo% .ewolt noid expimnt Say ,fsi0gsts, ott ebaonltes eds pateol 

b . _ mhOtI9OTIb nonize sift of $11 telm t9waes. odd’ com sidsneene 
ere ead brs wSebslwonst te prisere ods lottetivero) jpuemm 
oaea eine at boa aaiditstodef Los ‘© entingdosmt Wor xose od ae 
BOT pages ede no ’emeipais ons esiviloc padae add onks sug 

| PAE tarisg yeniddgynare Pr ,et Jasmerevop [sye65o) st4 , noteaiias 


; oF pnitase s98usve~ end madi sensed e1gWwoqg ati te piinsasee 
smotoobbaituy lnioniveta TO sot ne otel sboaan 


Q\. ss 


We recongnize that new patterns of collaboration 
eee not going to solve all conflicts and problems, But with good 
will and the clear recognition of Federal sincerity to diminish 


any interference, we can proceed. 
For the voice of Canadians is quite clear: problems 
which fall among governments' jurisdictions cannot be wished away - 


eney demand rational attempts to recognize them at the very least. 


¢. Our clear stated objective is to seek methods of furthering 


intergovernmental cooperation and consultation. This is not a 
Plous objective...without such increased collaboration, we will 


Pontinue to flounder, 


At this moment in time, I regret to say, support 


for this objective is limited both from governments and the aeneral 
public. Even one sensitive journalist friend of mine (from Montreal) 
Saw fit recently to question our attempt to place a high priority 


| On seeking new ways of intergovernmental collaboration. He suggested 


that endless talk on such new mechanisms does not solve the glaring 
Brequities existing in Canada's large cities. And in of itself, 


memaoesn't. But it is a vital first step. And, as IT said earlier, 


I don't see any wise men stepping forward with easy solutions to 
Bedress urban inequities. Let us continue to question intuitive 
solutions; for example: the tax reform changes proposed by the 
Government, which provide tax relief for low income Canadians, 
mall go a lot further in redressing basic social inequities than 
Waany rhabilitation program. One doesn't necessarily preclude the 
fmeehner, but (for God's sake) let us start talking real priorities. 
| So that when we make the hard decisions in putting dollars behind 


various objectives, we will not deceive ourselves. 
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s the federal government is committed, and has acted, in seeking 
to coordinate the diverse activities within the federal government 
which affect urban Canada. We do not deceive ourselves that this 
is an easy task that will be accomplished overnight. It represents 
mine Of the most elusive objectives, yet it is the central goal 

in the establishment of a federal Ministry of State for Urban 
Affairs. In this gradual process we are trying initially to make 
Sxplicit the objectives of existing policies affecting urban Canada 
while at the same time trying to ensure that new programs will at 
meast take into account their urban implications. (An example of 
the latter is the recently announced winter employment program) 

And in doing so, we are painfully aware that we ourselves are not 
setting out alone to formulate a national urban policy. “For -enis 


can only emerge from a national consensus. 


4. We are committed to ensuring a higher level of community involve- 
ment in framing policies for Canada's urban future. Through 

CMHC, we have put our money behind this commitment in our funding 
Seecitizens' groups. But no one should turn to the federal level 
of government to redress political imbalances if they feel other 
\levels are not effectively expressing the will of their communities. 
|In other words, if we as a people prefer a federal system, then 


lwe should look to the proper jurisdictions for proper responses. 


iam in the urban and housing sector, we will be proposing new initiatives 


fbn the near future for discussion and consideration. To the greatest 


extent that our existing knowledge allows, we will try to propose 
sound policy changes that go to fundamental causes of problems 
rather than a grab-bag of politically sexy changes that only 

Jeal with symptoms. In doing so, we will readily acknowledge that 
at this point in time no new statutory or policy instruments we 
Jevelop will meet all the needs or right all the wrongs. For until 


v6, aS a nation, develop clear goals to which there is a high degree 


2£ commitment, inequities in our society will only be ameliorated 
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mand not removed. For a housing program is a difficult method, 


and perhaps should not even be a method of redistributing income 


Biethe society, and it is equally doubtful: if any policy on land 


assembly can radically alter the nation's values on land ownership. 


But what we can and must continue to do is to provide 


the instruments through which a society can will its values and 


Mere at is truly prepared to assign the priorities and allocate the 


“resources to specific clearly defined objectives, then there will 


be a collective determination to achieve them. 
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_ For the purpose of today's agenda item I would like to discuss 
one aspect of my Ministry that most directly and immediately relates 
to your governments. That is, Consultation - the need for effective 
and continuing consultation, what form it would take, who it might 
include, and how differently we see it from other existing forms of 


federal-provincial consultation. 


The Prime Minister has indicated our concern with the 
major problems and issues resulting from the rapid pace of urban- 
ization in Canada - - - - all of which has to do with the quality of 
urban life for most Canadians. These on truly problems of concern 
to us all and which, I suggest, require our most intelligent thought 
and preparedness for innovation and change. It is on these sorts 
of issues that we seek consultation leading, we would all hope, through 
study and dialogue together, to the development of broad policies 
and goals which could guide us all in our collective efforts to 
meet the difficulties of today and the greater difficulties we all 
see on the horizon. Where to locate a major airport and whether 
to build a bridge across a harbour - important as they can be in 
locking a whole city or region into certain living patterns --- 


are certainly matters for consultation and cooperation. But it 
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is in the wider sense that I would like to discuss consultation today. 
We need to develop a Canadian view - not a federal government view 
- of what we are seeking for a better Urban Canada and to examine 
the policy choices we all have at our disposal to achieve it. And I 
think here of the need to have at one and the same time a policy 
approach consistent with the need for each urban area to express 


its unique personality. 


The Prime Minister has also talked of the "process" that 
we have already launched seeking some form of tri-level consultation. 
This has given us a forum and as such we have achieved considerable 
progress and success in this. By 'process'' we mean a continuing 
series of consultations with the goal of tri-level consultation in 
mind but with the federal government being prepared to explore 
with you the many ways that might lead to the establishment of the 


best possible mechanism for achieving this goal. 


The consultation process, whatever name or type of formal 
structure it is given, we think should provide occasions to exchange 
systematically information, opinion and ideas about policies and 
programs having a major impact on the urban environment. The 


process could include arriving at recommendations for mutually 
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agreed policies and courses of action. But it could, obviously, stop 
there. Governments and legislatures could reject or ratify, implement 
or shelve, any policy or program suggestions. Such a continuing 
consultation on the key urban issues of today and tomorrow could, 

we think, be usefully served by some form of permanent, expert 
secretariat to build continuity and expanding knowledge into the 
process. (1) The secretariat could be drawn from various sources. 


We have some suggestions but no fixed opinion on that. 


We have said, many times, that in these consultations the 
federal government believes the urban governments in some manner 
ought to have a regular opportunity to express their point of view on 
matters which the federal and provincial governments feel could be 
reasonably considered within the context of urban consultation. How 
they might be able to do this is for you to decide with them. We all 
know how insistently the cities of Canada, some of them with extremely 
large populations, are clamouring to be heard on the nation's urban 


business -- we all know how hard they are pressing. 


Each province may have different ways of dealing with this 
matter. That is fine. We would like to see the principle, of accepting 


some kind of significant input from urban governments, adopted with 


(1) as was suggested by Quebec for the Conference of Ministers of 


Municipal Affairs. 
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the largest possible degree of unanimity. 


We are confident that such a process of consultation could 
result in meaningful changes to policies and programs which would 
make them more relevant to current and future needs and aspirations. 
As a demonstration of our commitment, we are prepared to lay on 
the table in the early stages of such a process --- let us say at an 
initial conference which could hopefully come within a few months 
--- some federal urban-related policies for discussion. Round- 
the-table study of live priority issues by the interests concerned 
is what we mean by this consultative process --- and we are ready 
to start by submitting for discussion some current or prospective 


federal policies. 


I may say here without dwelling on it that we hope that 
during the continuing intergovernmental consultations about broad 
policies and programs, we can seek ways and means whereby the 
views of interested groups and organizations can also be made 
known. They might or might not be given voice through a separate 
or different mechanism. But it is consonant with the developing 
ethic in Canada that the many voices of the urban community be 


be better heard on the issues and problems they face. 
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I have dwelt at length on one essential set of consultations. 


You know, and the Prime Minister has said, that the 
Ministry also has a consultative and coordinating role regarding 
specific current and future federal programs and policies which, 
while designed to achieve particular operational goals, can have 
a major impact on the urban environment. Here, the Ministry 
will tend to take a more direct and regionalized approach in its 
dealings with you. This would not in any way shut off the direct 
access of provincial departments to the federal department or 
agency with operational responsibility but to complement it in 
providing a comprehensive urban view. Our role here is, quite 
simply, to try to ensure that all federal activities affecting urban 
areas are carried out in such a way that, while achieving their 
particular objectives, they are in harmony with the broader 


goals we have all agreed upon for Canada. 


With the cooperation of your governments, my Ministry 
is already beginning to develop consultative mechanisms to that 
end in various urban centres and it will be developing more. 


From such on-the-spot learning, involvement and consultation 
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will come, we have every hope, not only a more sensitive handling 
of all operational programs affecting urban life, but a better 
ordering of the federal programs designed or redesigned in a 
spirit of cooperation which are directed specifically towards the 


solution of some of the great urban problems of today and tomorrow. 


The establishment of the Ministry of State for Urban Affairs 
is a new and, with modesty, I like to think a courageous step which 
has been taken. It is the vehicle through which the federal government 
will be better able to work with you in seeking a better future for our 


urban areas. 
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The Honourable Ron Basford 
Minister of State for Urban Affairs 
at the Industry Luncheon of 
the National Home Show 
Toronto Home Builders' Association 
Exhibition Park 
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April 12, 1972 


Haga 


J , : : t 
— aba | 
a = = 1 . 
2 ' 
ad. aA ) 1 
| ; . 
a 7 
by = 
= 7 
. 7 10 | 
: wee 
= 7 r 7 
ve 7 : 


I must begin by thanking you for your 
kind invitation to be with you today. It provides an 
opportunity to meet many of you for the first time; to set 
out some of my thoughts on aspects of housing; to let you 
have a look at the new federal minister -- and as an avid 
do-it-your-selfer, gives me a chance to look at the 
National Home Show. 

Politics being a precarious business, 
there is a self interest side benefit for me too. As a 
lawyer, I am very conscious of the future potential of 
knowing something about the selling and buying of new 
houses. Perhaps I shouldn't have said that -- I can see 
tomorrow's headlines: "Cabinet member hints at government 
election defeat." 

The National Home Show has built an 
enviable and justifiable reputation as being one of the 
finest exhibitions of its type. The many thousands of 
people who attend attest to that. The imaginative and 
innovative developments that have become a hallmark of 
the National Home Show, also present an impressive illus- 
tration of what the housing industry has to offer. You 
are to be complimented for the tremendous organization 
and effort that goes into mounting such a great show. 

While I have had the pleasure of 
meeting with delegations from HUDAC and urban builders, 
this is the first opportunity I have had to formally 
address a group of builders as Minister of State for 


Urban Affairs. I read that some of you have been wondering 
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what sort of housing minister the former Minister of 
Consumer and Corporate Affairs will be. 

First, let me say that the problems 
you encounter -- the very challenging problems faced by 
all Canadians from the process of urbanization in this 
country, are not new to me. My riding of Vancouver 
Centre contains the most densely populated square mile 
in Canada and I am very familiar from my own direct 
experience, with the very serious questions that must 
be resolved to ensure that our cities remain places for 
people. 

I will be discussing the federal 
government's role and inbehe one in the broader context 
of urban affairs -- in the context of such matters as 
urban transportation, urban renewal and so on -- ata 
later date. I can tell you at this time that we are now 
working on amendments to the National Housing Act and 
other legislation, to develop proposals dealing with the 
needs of low income and disadvantaged groups, and measures 
through which we can return some of the present housing 
stock to a high standard. We are now in the process of 
consulting with the provinces on these matters and I 
hope to be able to announce the details in the near future. 

Second, you will find that I ama 
Minister with a very serious regard for my oath of office. 
In my years as Minister of Consumer and Corporate Affairs 
I was expressly required by statute -- and I quote -~ 
"To initiate, recommend or undertake programs designed to 


promote the interest of the Canadian Consumer". 
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In living up to that oath of office, it 
was necessary -- and it was my job -- to build a department 
and a legislative framework from the ground up. Those I 
represented know that it was done with energy, enthusiasm 
and commitment. 

In that our objectives in housing are 
the same in most important respects, I look forward to 
working with you with the same degree of energy in supply- 
ing decent housing for all Canadians. 

I should make one point in this regard. 
The Urban Ministry is still relatively new. There has 
been a need -- a decided and unavoidable need -- to learn 
more about the wban situation and to put together a body 
of solid, authoritative information. But the time for 
concentrating all our efforts on studies and task forces 
is over. We must, of course, continue vital research 
programs -- but we must also bring forward legislation 
containing practical, workable measures. And this is where 
my Own priorities will be in the immediate future. 

I want to express my appreciation for 
the record-breaking performances turned in by your industry 
Over the past few years. You have built nearly 600,000 
new homes in the last three years alone -- a tremendous 
achievement. Due in great measure to your efforts, we 
have just completed a year of unprecedented housing 
construction in Canada. And there is no doubt that at 
present levels, 250,000 new homes will be built this year. 
In my opinion, a good deal of credit should go to your 


industry for the fact that we will be exceeding our 
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short-term national housing targets. 

It is no coincidence that this record 
production has been paralleled by new records in the 
amount of mortgage funds available for residential property. 
More than $4 billion was made available last year. And 
when you get right down to it, money is one of the keys 
to resolving the housing situation in Canada. 

We have the construction resources -- 
we have the innovative talent to build quality living 
accommodation. To keep pace with the growing demand for 
new housing, however, we have to come up with some new 
ideas on how it is going to be financed. 

To meet the necessary targets for 
housing in Canada over the next decade will call for an 
investment of more than $41 billion. We are rapidly 
moving to a point where an annual investment in the order 
of $5 billion will be required to satisfy the financial 
needs of residential construction programs. 

That kind of money simply isn't avail- 
able today without a heavy commitment of federal government 
funds -- despite the exceptional levels of private 
mortgage investment over the last several years and the 
large government investment in new housing. 

But the money has to be found. Indeed, 
it is fundamental to the whole question of ensuring that 
Canadians have decent housing. You can be as productive 
or innovative as you want on paper ~-~- but you are not going 
to accomplish very much unless the right kind of money is 


available at the right time. 
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Government policies over the last 

several years have been designed to generate new sources 

of money -- with the direct objective of increasing the 
total amount of money available for residential construction. 
What we are trying to achieve is a strong and adequate 
supply of private mortgage capital to fill the needs of 

the middle income home buyer. To the extent we can do 

this, government financing can be increasingly applied 


to areas where private capital is not available or 


appropriate. 
A good deal has already been accomplished. 
As a result of amendments to NHA and 
other legislation -- such as providing measures for the 


chartered banks to become active in the residential mort- 
gage field, removing the ceiling on NHA mortgages, and 
introducing the five-year roll-over option - residential 
mortgages have become a far more attractive investment for 
private lenders. A measure of the effectiveness of these 
changes is the $1.6 billion advanced by private lenders 
for new houses under NHA in 1971 -- double the comparable 
commitment made in any previous year. 

In the early sixties, the chartered 
banks wre virtually out of the mortgage field. In 1970, 
they advanced nearly $500 million for residential mort- 
gages under NHA. In the same period, the trust companies 
have more than tripled the amount of their funds committed 


under NHA. 
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I'm very appreciative of the strong 
response of these organizations in taking advantage of 
the new measures. To meet our national housing targets, 
however, we will have to encourage these organizations 
to look even more favourably on the residential mortgage 
field as a valuable investment medium. 

As a result of the influx of new 
private funds to serve middle income buyers, it has been 
possible for government to direct a greater portion of its 
housing funding into public housing and similar low-income 
accommodation in recent years. Since 1968, for example, 
CMHC has advanced almost $1.7 billion for piblic and limited 
dividend housing projects -- compared to a total of only 
$50 million in the whole of the previous decade. 

As I stated in the House of Commons 
a few weeks ago, however, we believe that more can and 
must be done to attract new private funds into residential 
mortgages. Or put another way: I am confident that there 
are abundant financial resources in this country that could 
be productively placed in residential mortgages -- if we 
Can put housing more nearly on the same basis as other 
Capital investments. 

More than $84 billion of assets are 
held by such institutions as the life companies, the 
chartered banks, the trust and loan companies, and trusteed 
pension plans. Significant portions of these funds are 
perfectly suited to investment in residential mortgages, 
and under appropriate circumstances are used for that 


purpose. At the end of 1970, however, Only 20 per cent 
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of the total assets of these institutions were allocated 
to mortgages in various types of real estate. Indeed, in 
the last fifteen years, that ratio has only been exceeded 
on two occasions. Trusteed pension plans are considerably 
below this ratio, with only nine per cent of their assets 
committed to real estate mortgages. 

Dealing with figures of this magnitude, 
even a small shift in investment patterns achieves a 
considerable influx of new funds into residential housing. 
An increase in the percentage of assets committed by the 
lending institutions to mortgages of only two per cent 
would mean an increase in the amount of dollars available 
in the order of $1.7 billion. And at 22 per cent of total 
assets, this would be no higher than the percentage of 
assets committed to mortgages in 1965 and 1966. If 22 
per cent was appropriate in 1965, I,see no reason why 
there should be any difference in 1972. 

Perhaps the greatest potential lies in 
the trusteed pension funds. More than $500 million would 
be made available for residential mortgages from a further 
five per cent of assets placed in this kind of investment. 
And this would still only mean a commitment of 15 per cent 
of assets -- compared to over 50 per cent for the life 
companies and nearly 60 per cent for the trust companies. 

Obviously, there are good reasons why 
much of the potential funding is now invested elsewhere. 
There are administrative and liquidity problems in 


managing a mortgage portfolio, problems of investors with 
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short-term liabilities committing themselves to long-term 
instruments. There are also difficulties in taking on 
fixed rate investments in periods of uncertainty about the 
future movement of interest rates. And, of course, there 
is the very real difficulty of many investors having in- 
sufficient funds to make a mortgage portfolio investment 

a practical proposition. 

To the extent that we can remove or lessen 
these constraints, we can open up channels for more private 
money to come into residential mortgages. And this is 
what the government intends to do. 

To this end, we will very soon be 
introducing legislation to Parliament with the objective 
of improving the liquidity of residential mortgages, and 
at the same time, create new financial institutions and 
instruments to enhance the flow and continuity of mortgage 
funds. Three new measures are involved. 

First, we are proposing a residential 
mortgage bank which would function as a buyer and seller 
of residential mortgages. It could also act as a short 
term lender to private institutions actively trading in 
mortgages. 

The purpose of the mortgage bank is 
a very simple one. By providing a national focus for 
trading in mortgages, supplementing existing secondary 
market operations, we hope to significantly increase the 
marketability of residential mortgages, and thus, their 


liquidity as an investment. 
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Despite a number of private initiatives 
to develop a viable secondary market for residential 
mortgages, trading in mortgages has not developed to the 
levels we might expect. Sales and purchases of NHA 
mortgages, for example, are at relatively the same levels 
as they were ten years ago -- and much of the transactions 
represent transfers to the life company portfolios. We 
look for the mortgage bank to improve the strength of the 
existing secondary market. 

In practice, any institution holding 
mortgages that it wants to liquidate will have the option 
of looking for a private trader, aa now, or going through 
the residential mortgage bank. Conversely, when entering 
into a mortgage investment, the institution can do so 
with the full knowledge that a continuing trading facility 
is available should liquidity become a factor at a later 
date. 

I expect the mortgage bank to adda 
potent facility to the whole mortgage lending operation. 
At the very least, it should remove any inhibitions about 
investing in mortgages for reasons of lack of liquidity. 

Secondly, we intend to introduce a new 
investment medium through the creation of mortgage invest- 
ment companies to provide better opportunities for 
individuals and institutional investors to put funds 
into mortgages. The institutional investors we have in 
mind are those who find it impractical or undesirable to 


carry theiraqn portfolio of mortgages. 
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These mortgage investment companies will 
Operate on much the same lines as the mutual funds and be 
backed by a similar expert management service. Instead of 
stock, however, their portfolios will contain mortgage or 
airecteequity investment in real estate. And, again, like 
the mutual funds, each shareholder will own a portion of 
the total portfolio corresponding to his own investment. 

The major inhibition to this kind of 
institution under present circumstances is the fact that 
real estate investments do not qualify for tax conduit 
treatment. We propose to change this and to make the 
mortgage investment companies eligible for similar 
treatment to the mutual funds. 

What we are looking for with the 
mortgage investment companies is an effective vehicle by 
which people who don't have the specialist knowledge or 
resources needed, can get into mortgages aha real estate 
investments. 

An added advantage of this kind of 
investment -- which should make it particularly attractive 
for the smaller investor -- is that it has the security of 
a diversified portfolio. 

I want to make two points about the 
mortgage investment companies before moving on. 

First, these companies will not operate 
like the savings and loan associations in the United States, 
which make direct mortgage loans on the basis of funds 


received from over the counter savings deposits. Indeed, 
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a closer parallel would be the U.S. real estate investment 
trusts. The mortgage investment funds will not be empowered 
to take over the counter deposits, or to make direct mort- 
gage loans. They will simply use the pool of funds made 
available by shareholders to buy equity in real estate and 
mortgages made by others -- either through the Mortgage 
Bank orm the open market. 

The second point concerns the question 
of potentially drawing funds from other areas of the 
economy. As some commentators have noted, you can only 
spend a dollar once. If you put it into housing, you 
can't use it to finance a factory. I want to make it 
quite clear that we are not setting out to deliberately 
divert funds into housing at the expense of other economic 
activity. What we are trying to do -- and I think this 
is a perfectly valid objective in economic or any other 
terms -- is to give housing an equal position with other 


kinds of investment when the investment decisions are 


made. 

This is why we propose to introduce 
a third measure, a new mortgage instrument -- the 
variable term mortgage loan -- as a further option for 


both borrower and lender. Briefly, we are proposing to 
permit mortgages to be written on the basis of flexible 
interest rates and terms, in addition to the current 
practice making loans over a five-year, fixed interest 
term with a long amortization period, or fixed long term 
mortgages. 

What we are looking at is a means 


whereby lenders concerned about commiting long term funds 
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in a period of rising rates -- or borrowers who are 
reluctant to enter into a mortgage transaction when interest 
rates are high! <= can be provided with a systematic and 
properly safeguarded alternative to the conventional mort- 
gage instrument. 

This is a new device and it goes with- 
out saying that we will take every care in framing the 
proposal to ensure that it will be of practical benefit 
to both borrower and lender -- and clearly reflect the 
special interests and needs of both parties to the 
transaction. 

I'm not going to try to be a prophet 
and predict how effective these measures will be in 
terms of new dollars for housing. In the development of 
these proposals we drew very heavily on help from the 
private sector. Indeed, the research group that worked 
on these proposals included a number of experts from the 
financial community. In their view -- and the view of 
other financial people we have consulted -- there is good 
support within the financial community for measures of 
this type. 

We feel, on the basis of this and of 
our own research, that the improvement in the flow of 
private funds into residential development could be 
substantial. The final decision, of course, will be 
made by investors in the atk eepitace: By removing the 
major constraints -- and placing residential mortgages 
on a more competitive basis with other investment 


options -- we are hopeful that the decision will be in 
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favour of more money for homes. More money through which 
your industry can make its contribution to resolving 
the housing situation in Canada. 

I can't promise you miracles. But I 
do see some parallels between the situation at Urban 
Affairs today and Consumer Affairs four years ago. And 
you have my promise that I will carry the same level of 
personal commitment and effort in fulfilling my respon- 
sibilities for housing and urban affairs as was the case 
at Consumer & Corporate Affairs. 

There is a building job to be done in 
terms of the resources -- physical and legislative -- we 
have at our disposal to deal with the housing situation. 
And there is an urgent need for coordinated and cohesive 
national housing policies. I was appointed to get these 
things done and I hope I can count on your support and 
co-operation in fulfilling that task. 

I think we in Canada are able to 
develop the kind of policies that will bring a standard 
of excellence to our urban areas; I think we can avoid the 
ad-hocery that has been so much a feature of the past. 
Moreover, I think we have an abundance of talent and 
resources to eliminate many of the problems that stand 
in the way of real progress in providing Canadians with 
the kind of environment they want to live in. 

You will find me accessible and a good — 
listener. And very appreciative of record performances 
in moving toward our common objectives. 


Thank you. 
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THE RESIDENTIAL MORTGAGE FINANCING ACT 


1. INTRODUCTION 


Federal Government policies over the last several years 
have been directed toward generating new sources of money to finance 


construction of residential property. The purpose has been threefold: 


a) To ensure a strong and adequate supply of private 
mortgage capital to fill the needs of home buyers 


of middle and moderate incomes; 


b) To permit Federal Government funds to be increasingly 
applied to the provision of housing for low income 
groups and senior citizens, whose needs cannot be 


filled through free play of market forces; 


c) To reduce where possible the cost of funds for financing 


residential construction. 


The provisions of the Residential Mortgage Financing Act 
are designed to contribute directly to meeting these objectives by 
providing new financial mechanisms in the Canadian mortgage market 
aimed specifically at improving the flow of mortgage funds for the 


middle and moderate income home buyer. 


This will be achieved by enhancing the attractiveness 


of mortgage investment for financial institutions and pension funds, 
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and by creating new Mortgage Investment Companies through which the 


smaller investor can place investment funds into mortgages. 


The provisions of the Residential Mortgage Financing Act 
flow from the recommendations of the Federal Task Force on Housing and 
Urban Development, and are consistent with the housing recommendations 


of the Economic Council in its 1969 report on national economic goals. 


The effectiveness of the new financial mechanisms in 
generating new sources of residential mortgage funds will obviously 
depend on the degree to which private investors respond to them. 

During the development of these provisions, therefore, consultations 
were held with the financial community to a that the mechanisms 
were fully appropriate and would be effective in meeting their designed 
purpose. In addition, the research group that worked on the proposals 


included a number of experts from the financial community. 


There is every indication that meaningful support exists 
within the Canadian investment community for measures of this type and 
that the flow of private funds into residential development could be 


substantial. 


And as the needs of middle and moderate income home buyers 
are more effectively served by the private sector, government financing 
can be increasingly applied to areas where private capital is not 


available or appropriate. 
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Purpose: 


The Need: 


The Problem: 


The Act in Brief 


The Act is intended to encourage and facilitate 
the investment of more private capital into 


residential mortgages. 


To meet the growing demand for housing in Canada, 
some $41 billion of capital will be needed over 
the next decade. 

This demand has required, and will continue to 
require, a heavy commitment of federal government 
capital funds. 

If the demand is going to contimue to be met, new 
money will have to be found -- from the private 


market. 


There have been some constraints on private 
investment in residential mortgages. Mortgages 
are not as "liquid" as, for instance, stocks and 
bonds. They are not so easy to buy and sell, or 
to divide into shares and larger sums of money are 
required to achieve a measure of diversity. 
Investors are not as familiar with the mortgage 


market as they are with the market in stocks and 


ponds. 
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The Approach: 


Residential Mortgage 
Market Corporation: 


The Act will create, or help to create, two 
kinds of institutions to solve some of these 
problems and to make residential mortgages 
more nearly as attractive and convenient as 
other kinds of investments. These institutions 


will be: 


* The Residential Mortgage Market Corporation 
* Mortgage investment corporations 


The Residential Mortgage Market Corporation will 
be a Crown Corporation responsible to the Minister 
of Finance. It will buy and sell residential 
mortgages and make oe to private mortgage 
institutions on residential mortgages, for terms 
up to one year. 

This will make residential mortgages more attractive 
and convenient by making them more marketable. 
Institutions who find they need cash will be able 
to sell their mortgages to the Corporation, or 

put them up as security for a loan. Knowing that 
they can readily convert mortgages to cash if they 
need it, institutions will be more willing to make 
this kind of investment. 

The Corporation will have ten provisional directors 


appointed by the Governor in Council. 
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Mortgage Investment 
Corporations: 


It will be capitalized at $100 million, divided 
into shares of $10 par value, and will have powers 


to borrow up to $300 million. 


The Act will amend the Loan Companies Act to 
permit the creation of a special kind of 
corporation which will help individuals and 
institutions to put their funds into mortgages. 
In some ways it will operate like a mitual fund 
except that its portfolio will be made up mainly 
of mortgages and real estate investments, rather 
than stocks. It will have the same kind of invest- 
ment expertise and management service as a mutual 
fund. Each shareholder will own part of the total 
portfolio corresponding to his own investment. 

By investing in shares of a mortgage investment 
corporation the small investor will be able to 
participate in a large, diverstticd real estate 
portfolio. 

The corporations will be closely regulated and 
monitored to ensure that they fulfill their 

prime purpose ~- to channel funds into housing. 
The proportion of assets which may be -- or must 
be -- in mortgages, real property, government 
bonds, cash, real estate companies and marketable 
securities is specified. 

The income of the corporation must be from 


"passive" investments, that is, it may not 


“Seize: . : ize Levt Sae ae 
—feerat Wo be oe fits $1 .edéode aad? 
auton e eoiviee inam gece bee ealrrsgne ise 
{gto ens Ieee Gilw ssbiotietsds cos. bnvt 
(Misateswtt awo sic os githbaogesszo2 ollot prog 

ry snietearet aparen 2 * seuss 3: gnijgeva! ye 


os alte oO Lite @ptesval Liars edt woiteioqios 


Gites Keer PoTilexevis agri e ai steg2oieee © 


ore - -0 Llottioy 

We eseties: xlercle sd L6 iw atolsewyioe sat 

Ria EMER yetis Pedt er=255 03 bex02 snow 

printed eet stows Beinn 97 —— seogrog ning 

teem a -- S¢ 9ee doidw cfeane to a od? 

seers eWeerg Leet 223m erom at ~~ od 
sisertves bos ee eA Lis <iea> , 

“batt toege ei aettinuess 

Se ee ete. sf to emooal act 

toa wm 3i at sant xdulicsenvat "owigeny” 


actively conduct a trade or business. It 

may not take over-the-counter deposits or 

make direct mortgege loans. (It will not 
operate like the savings and loan associations 
in the United States). The Income Tax Act will 
be amended to regard the mortgage investment 
corporations as "conduits" for tax purposes -- 
that is, all income and capital gains distributed 
to the shareholders within the taxation year, 
or ninety days after the end of the taxation 
year, will be exempt from corporate tax. 

They would be taxed only in the hands of the 
shareholder. This, in effect, puts the share- 
holder in the same position with regard to tax 
as if he had invested directly in mortgages 
rather than through the mortgage investment 


corporation. 
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ae Housing Requirements and Implications for Financing 


To keep: pace with housing needs of new family formations in Canada, 
to replace sub-standard dwellings and dwellings lost through demolition, 
an estimated 2,430,000 new housing units must be produced in the decade 
ending in 1981. 

This target includes all types of housing, from middle income single 
family units and apartments, to the specialized housing needed for senior 
citizens, students, and families of low and moderate income. 

In terms of financing, this housing program will entail an investment 
over the decade in excess of $1 billion. The growing demand for housing 
is rapidly reaching the point where annual investment in excess of $5 
billion will be required to satisfy the financial needs of residential 
construction programs, compared to the $2.7 billion invested in 1968, 
and $4.3 billion in 1971. 

There is no doubt about the house building industry's capacity to 
meet the increasing demand for new housing. In recent years new homes 
have been built in record numbers and 1971 was a year of unprecedented 
housing construction in Canada. Indications are that 250,000 new houses 
will be built in Canada in 1972, considerable in excess of the annual target 
of 236,000 new homes set by the Economic Council. 

The major problem is that of financing, in ensuring that adequate 
financing is available for the construction of new homes in the quantities 
and types needed. Housing investment funds are available from three 
broad categories: the major financial institutions; individuals, through 


downpayments and mortgage investments; and government. 
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Over the last decade, with a tendency toward lower downpayments, and 
with private sector financing failing to keep pace with accelerated 
residential construction, the scale of government financing has increased 
considerably. During the years 1955 - 1957, for example, government 
financing of the housing program was in the order of 5 per cent, or about 
$70 million per year. By 1970, the Federal Government provided over 21 
per cent, or $600 million to finance the housebuilding program, this 
figure representing the shortfall between the funds needed and private 
capital available. These figures relate only to financing of new 
residential construction where private funds are appropriate and do not 
include other housing investment needed for existing housing purchases, 
loans for senior citizen, student and low income housing, land assembly 
and sewer construction, and so on. 

It is in these latter areas that government financing can be most 
effective in terms of achieving national housing objectives, and since 
1968 Federal Government programs have been increasingly oriented to serving 
the needs of those population groups who would not normally be adequately 
provided for by the free market. 

Since 1968, for example, the Federal Government has directed a greater 
portion of its housing funds into public housing and similar low-income 
accomodation. In that period, Central Mortgage and Housing Corporation 
has advanced almost $1.7 billion for public and limited dividend housing 


projects -- compared to a total of only $50 million in the whole of the 


previous decade. 
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Government's ability to continue along this path, however, is 
related to the ability of the private sector to provide financing for the 
self-supporting part of the housing market. To the extent that Government 
funding is not required to make up for shortfalls in private investment 
in this area, more funds will be available to deal with the social problems 
surrounding the provision of decent housing for low-income and disadvantaged 
Canadians. 

An additional factor is the cost of mortgage investment. Where 
demand for mortgage funds runs ahead of supply, interest rates will in- 
evitably remain high, adding to the cost to the individual buying a home. 
Over the longer run, therefore, encouraging a stronger and increased flow 
of private funds into residential mortgages will not only contribute 
directly to the meeting of national housing objectives, but should also 


have cost implications for all homebuyers. 
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4, Federal Policy Initiatives To Date 


Federal Government participation in the funding of home-building 
has been largely conducted under the National Housing Act, with its 
provisions for government insured loans and direct lending programs. 
Financing under the National Housing Act has totalled more than $7.4 
billion since 1968. 

Introduced in 1944, the National Housing Act was initially designed 
to increase the supply of private mortgage funds for housebuilding and 
in 1954 was amended to allow the chartered banks and the Quebec savings 
banks to participate in residential mortgage lending. The 1954 Act 
provided for a system of insured loans in which the full amount of the 
loan was supplied by the private lender and, for a fee payable by 
the borrower, the Federal Government guaranteed repayment. 

This new financing arrangement brought a strong response in approved 
lender participation and in the first full year of operation, loans 
approved totalled $600 million -- more than twice the amount authorized 
in any year under the previous legislation. 

In 1966, in the face of heavy demands for long-term investment 
funds generally, the competitiveness of NHA mortgages was strengthened 
by permitting the interest rate to fluctuate in relation to changing 
yields on Government of Canada bonds. The formula provided for an NHA 
interest rate 14 per cent above that applicable to Federal securities. 
In 1967 the formula was amended to allow a full 2: per cent spread between 


long-term government bonds and the NHA rate. 
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In 1969, the Act was again amended to enhance the competitiveness 
of NHA mortgages by removing the interest rate ceiling entirely and 
allowed rates for insured mortgages to adjust in accordance with market 
conditions. 

Regulations under the Act were also amended to provide borrowers 
and lenders an alternative to the current fixed interest rate mortgage 
by authorizing mortgages written with a minimum five-year term but with 
repayments based on an amortization period of at least 25 years. 

In 1971, for all practical purposes the first full year of oper- 
ation under these amendments, private mortgage lending under NHA 
eetaiied $1.6 billion for new housing alone. This was twice the volume 
of any previous year and brought the total of loans insured under the 


1954 Act to more than $8.8 billion. 
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5. The Residential Mortgage Market Corporation 


The residential Mortgage Market Corporation is a federally sponsored 
mortgage trading facility charged with the responsibility of developing 
an effective private secondary market for residential mortgages. The 
Corporation will also be authorized to act as a short term lender against 
the security of mortgages. 

The purpose of the RMMC is to encourage institutional investors to 
increase their investment in residential mortgages loans by providing 
a new mechanism to enhance the liquidity of residential mortgages as an 
investment instrument. 

Lack of marketability is recognized as one of the major factors inhi- 
biting residential mortgage investing. Unlike other investment oppor- 
tunities open to financial institutions and trusteed pension funds, res- 
idential mortgages cannot be easily or quickly traded and this is considered 
an important impediment to investors concerned with liquidity of their 
portfolios. 

At present, an investor holding residential mortgages has recourse 
to a very limited secondary market for mortgages conducted by a few private 
organizations, or can search for a buyer privately. Neither avenue provides 
the facility or the certainty needed by many institutional investors. 

The RMMC will remove this impediment by providing a national focus for 
the buying and selling of residential mortgages. 

In practice, any institution holding residential mortgages it wants 


to liquidate will have the option of looking for a private trader, as 
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at present, or trading through the RMMC. Conversely, when entering 
into a residential mortgage La Rees, the institution can do so with 
full knowledge that a continuing trading facility is available should 
liquidity become a factor at a later date. 

The Residential Mortgage Market Corporation will be a Crown Cor- 
poration responsible to the Minister of Finance. It will be subject to 
the Loan Companies Act, which provides for supervision by the Superin- 
tendent of Insurance, 

On incorporation, the Federal Government will be the sole shareholder 
and ee mars will be administered by a board of ten directors 
appointed by the Governor-in-Council. 

RMMC will have access to $400 million in financing -- $100 million 
invested directly by the Federal Government in shares of the Corporation, 
and a further $300 million in loans. Approximately $200 million of the 
loans will be in the form of a diversified package of mortgages now held 
by Central Mortgage and Housing Corporation to provide the corporation 
with an immediate trading base on commencement of operations. 

Subject to the approval of the Governor-in-Council, RMMC will be 
able to increase its debt above the $300 million limit. 

A portion of the $100 million in available equity capital will be 
used for lending activities of the corpmation. These loans will be 
made to active mortgage traders, will be short-term in nature and will 


be secured by mortgages on residential properties. 
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In operation, RMMC will not attempt direct market intervention with 
the aim of stabilizing either the price or supply of mortgage funds. 

Its selling activities will involve processing mortgages into packages 
suitable for institutional portfolios. Buying prices will be determined by 
the demand for and supply of mortgages in the secondary market. RMMC will 
buy and sell mortgages at a small spread and will have an earning poten- 
tial from mortgages in its own portfolio. 

It is anticipated that the Residential Mortgage Market Corporation 
will provide the necessary impetus to develop an efficient and well- 
functioning secondary market and ultimately, to lead to a fully integrated 
mortgage market by improving the ability of the mortgage sector to com- 


pete for funds in the capital markets. 
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6. Mortgage Investment Companies 


The mortgage investment companies provided for under the Residential 
Mortgage Financing Act are a new form of financial institution in Canada, 
designed expressly to make investment in residential mortgages and real 
estate more accessible to the smaller investor. 

Under present circumstances it is extremely difficult for smaller 
investors, with limited expertise in the area, to invest in residential 
mortgages and real estate. It is legally and administratively cumbersome 
to split mortgages and real estate investments in such a way that investors 
become owners of separate divided interests, as is the case with invest- 
ments in securities through mutual funds. 

The purpose of the mortgage investment companies is to provide the 
smaller investor with opportunities to invest in mortgages and real estate 
on much the same lines as the mutual funds, that is, backed by expert 
management service and the security of a diversified portfolio. 

The intent of the legislation is to provide the smaller investor with the 
same advantages he would have were he able to invest directly in mortgages 
and real estate on his own behalf and, in effect, to put him on the same 
footing as his larger counterparts. To make this possible, the legislation 
proposes tax conduit treatment for the mortgage investment companies. 

In practice this means that earnings on the pooled investment of the 


shareholders of mortgage investment companies will be treated for tax 
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purposes as though the investment had been made directly, and thus, would 
be taxed at personal rates of the individual shareholder. The tax conduit 
treatment will only be available for earnings passed through to shareholders. 

In essence, the mortgage investment companies will have virtually 
the same status as mutual funds in securities. 

In exchange for the tax conduit treatment, mortgage investment 
companies will be required to derive income from passive investment and 
not from the active conduct of a trade or business, such as property 
development or direct development financing. 

A mortgage investment company would normally invest the majority 
of its assets in mortgages and rental properties, and generally, would use 
independent advisors to determine the most appropriate investment choices 
and to manage properties. 

Mortgage investment companies will be authorized to make both 
residential and non-residential real estate debt and equity investments, 
subject to a large minimum housing component in the overall distribution 
of assets. Non-residential real estate investment is permitted to provide 
investors with greater diversification and growth potential. 

The shares of mortgage investment companies will be freely trans- 
ferrable through a stock exchange or over the counter, and shareholders 
will have the same rights to vote on the appointment of directors and 


advisors, advisors fees, auditors and dividends, as other limited 
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companies. The companies will also be subject to corporation law with 


respect to such matters as limited liability and disclosure, and will 


observe regulations of stock exchanges and securities commissions. 


The following regulations are contained in the Residential Mortgage 


Financing Act with respect to mortgage investment companies: 


a) 


b) 


c) 


Conduit Tax Treatment -- Distributed income would be taxed 
only in the hands of shareholders; undistributed income would 
be taxed at full corporate rates. 

Composition of Assets -- A minimum of 85 per cent of assets 
must be in the form of mortgages eligible for investment under 
the Canadian and British Insurance Companies Act, real 
property, government bonds and cash. The balance of assets 
may be in other passive investments in real estate or marketable 
securities. 

Investment constraints -- All investments must be restricted 
to Canada and after three years of operation, at least 2/3 of 
assets must be in the form of housing. Further requirements 
are that at least 40 per cent of assets must be in the form of 
residential mortgages and that real estate assets must not 


exceed 25 per cent of total assets. 
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d) Liabilities -- The total amount of debt of a mortgage investment 
company is restricted to three times its equity. 
e) Income -- Income must be distributed at least annually. 
Mortgage investment companies may be either federally or provincially 
incorporated. Federally incorporated companies will be governed by the 
Loan Companies Act, which is amended by the Residential Mortgage 


Financing Act to accommodate these new institutions in relevant sections. 
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ADDRESS BY 
THE HON. RON BASFORD 
MINISTER OF STATE FOR URBAN AFFAIRS 
TO THE 35TH ANNUAL CONFERENCE 
CANADIAN FEDERATION OF MAYORS AND MUNICIPALITIES 
CHATEAU FRONTENAC, QUEBEC CITY 


E On behalf of the Federal Government, I would like 
_ to formally welcome you to this evening's activities and to say 
| how much we appreciate this opportunity to be host to so many 
of Canada's municipal government representatives. Before I 
left Ottawa this morning, the Prime Minister Mr. Trudeau, asked 
me to convey his greetings and best wishes for the success of 
your conference. 
This is the first opportunity I have had to attend 
one of your conferences but from what I have seen today and in 
following the press coverage, obviously this 35th conference 
is an unqualified success. Congratulations are certainly due 
to all those who have been concerned with making it so. 
I should also congratulate you on selecting Quebec 
City as the site for your deliberations. With the expert guidance 
of Mayor Lamontagne, I spent an extremely enjoyable time this 
afternoon looking at some of the many beautiful and interesting 
aspects of the city. Coming from Vancouver, it is sometimes a 
little difficult for me to recognize that other cities have any 
Special virtues. But I can say with all sincerety, that we are 
indeed fortunate as Canadians to have a city with the very special 
charm and beauty that is all around us here in Quebec City. 
CFMM has always played an important role in the life 
of this country ... and it is no overstatement to say that your 
representations have always been positive and welcome. 
In great measure, this is because you have had men of 
the calibre and persuasiveness of Marcel D'Amour, and Mayor 
Des Newman as your spokesmen. It has been a distinct personal 
pleasure and a privilege to work with Mayor D'Amour over the 
past few months. Your new President has a big year ahead of him 


and I am looking forward to working with him. You have my 
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assurance that I will try to be as helpful as I can in my particular 
responsibilities, in making it another year of accomplishment 
for CFMM. | 

Since my appointment as the Federal Minister responsible 
for housing and urban affairs, I have read the various positions 
taken by CFMM on important issues. I paid particular attention 
to your annual presentation to government a few weeks ago, and 
I can tell you that I will give very careful consideration to 
positions taken at this conference ... insofar as they relate 
to the Federal Government and the role of my Ministry. 

Until Mr. Trudeau's announcement last week, I had 
difficulty in knowing whether I would be talking in the context 
of an election campaign. As practical politicians, you can 
appreciate that this has a fundamental effect on the approach 
one takes in a speech. Mr. Trudeau has solved that for me, but 
more importantly, has ensured that there will be Parliamentary 
time for me to move ahead with dispatch on a number of pieces of 
legislation that will have considerable significance to many of 
you -- and the people you represent. 

Over the past several years, we have had a series of 
Studies and task force reports. As a consequence, we now have 
the basic knowledge and appreciation of ‘the issues we previously 
lacked. We now have a much clearer and documented view of what 
heeds to be done. So far as I am concerned, we are now at the 
Stage where these things must be translated into action. 

In the next few weeks, I am hopeful that Parliament will 
deal with the new Financial Mechanisms legislation -- new proposals 
I introduced recently designed to attract more private funds into 
housing and to deal more directly with the housing needs of Canadians 
of middle and moderate incomes. 

In the very near future I expect to introduce amendments 


to the National Housing Act which, among other things, will contain 
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measures to replace the old Urban Renewal Program. As you 
know, we cancelled that program in 1969 because -- as it was 
developing -- it wasn't fulfilling the government's initial 
intentions and objectives. 

I recognize, however, that cancelling new projects 
under the program created difficulties for many of you. The 
job of revitalizing and restoring our cities must go on. And 
it is therefore urgent that programs be developed to replace it. 

I am pleased to be able to tell you that we are now 
very close to bringing in new proposals for this purpose. 

As forecast in the Throne Speech, we must move ahead 
with a major and concerted attack on the problems of the inner 
city. Our plans call for new approaches to the question of urban 
improvement in Canada. 

Our first objective is to conserve and improve neighbour- 
hoods in need of upgrading. But, in,contrast to past programs, 
our proposals call for this to be done in a way that preserves -- 
so far as is possible -- the neighbourhood features that give 
our cities character and atmosphere. 

Second, we will be concerned with improving the overall 
quality of living for the people who inhabit the renewal areas. 
Housing is obviously the prime consideration. But to make the 
cities the kinds of places we all want to see, we must move 
beyond housing -- to provide for the related amenities and 
facilities that are essential in building a complete community 
environment and identity. 

We propose to work more rapidly toward our goals of 
supplying all Canadians with decent housing and bringing new 
life to rundown neighbourhoods, through important and potentially 
far-reaching new initiatives: 

-- new initiatives to provide a system of federal grants 


and loans covering the major portion of the cost of 
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improving urban residential areas. 

-- new initiatives that will enhance our ability to 
‘deal more effectively with the housing problems 
faced by Canadian families of low and moderate 
income ... and to bring home ownership within the 
reach of more Canadians of all income groups. 

-- new initiatives to give the provinces and their 
municipalities greater flexibility and scope in 


urban improvement programs. 


Consultation 


Now, Ladies and Gentlemen, these are the principles 
of some important federal activity that is planned to restore 
new life and dignity to many neighbourhoods of Canada. But 
you should note that we are not simply bringing this legislation 
to Parliament, hatched in our own federal incubators. We have 
discussed its principles and its details widely with the provinces. 
And, through the provinces, we have discussed them WLEDOVOUN, Sa 
have had teams from Central Mortgage and Housing Corporation and 
the Urban Affairs Ministry visit all the provinces to discuss our 
legislative plans. I have suggested to the provinces that the 
Municipalities be represented at such discussions. In most instances, 
the municipalities were represented. Now, I can only suggest. I 
must, and I will work in such and all instances only through the 
provinces, which have jurisdiction over the municipalities. But 
the response has been such --- in this instance and in others --- 
that I do believe we are moving into an era of easier acceptance 
that municipalities have a role in discussions of urban matters 
that affect them. 


Bilateral 


That is one kind of federal-provincial-municipal 


. ) iad savoaetites osdtu pntv ome: 7 7 
“is Sha Barthes thy. ded? cov Teisine wen 
od le Been ods abe yiewl ssotte' 6 ade nob 
ststehom bas es to. ree et : ar 
Mia ee ne 


tated Hie oecnten by 
ems1poig Jnsmevoxgint nBcTe 


7 a 


weg tx ans 936 anaes pnemslinsd. bas asibad wot 
etotes7 os “‘Sentista ek ged3 voivisos Is tebst tnstroqmd ‘emoe 

sui / | pBBEMSD Yo- eboorxvodripton yas OF ydinoib bas stilt 
noiséle. eof Ebas pripatsd yiqnte ton sis ow jent sion blyode § 
yous ow eos Sduoni iptabs? fwo ago mi badstst snems Laat 
Jesoniverd ‘ef daw visbiw. elisteb ati bic ashytoninzq afl peeena 
I soy vbw msrg Seeeuserb syed 5w seogfvorg: eA? _Hpuordg fF 

bns foitszoqx0D pnleson Bns spats eM {s13039 mox? emeet bed 9) 
THO Bepoetb o2 asonivorq siz fs tieiv vise Emin siist?tA asdzv | 
sa) jar aspntyoug edt oF Ssteeppus sved I .anelg evissfat 
,seonssani seon ar Bholéeensetb fous 46 betnedsiget ed esisttiaqiol 
TL .Jeappre yirto oso I .wo - .betneze cer sxew asttiisatotaum 4 

| si dpuctas yino coonstent {1s bes dove at dtow Litw T Bae yl 
$uG -asttilagisinum siti xevo moisolbeiwwt sved dotaw sBeoatv 
-~< etoiito mi bas Sonssent éin> at --- dove nsed aed eancqest : 
sortsdgSa05 isiess 7D e198 o5 o2nt wonivom sis ow eysiied ob tm 
exsidem madiv to enobesuveth at aloy 5 eved solyifiegtoipum 4 

: -medt t2a%is T 


isisss: 


isqioinum-Isionivorg-I[ssebs? to baix eao at tsA7T 


7 


- 
Sie. 


ecwe 


consultation, Ladies and Gentlemen. It is effective bilateral 
consultation focussed on specific programmes or policy proposals, 
to get specific and immediate jobs done, nationally or in a 
particular city or region. It is consultation that can be 
carried out nationally or with a single province together with 
one of more of its municipalities. That kind of consultation 
is underway now, and you have my assurance that as policy proposals 
are developed in future the provinces and you through the provinces 
will be consulted. 

In addition to this consultationon policy proposals 

and programmes, the Urban Affairs Ministry is developing specific 
tri-partite committees with the provinces and their major cities. 
The job of these groups is to work out hard, actual, on-the-ground 
projects that can be pursued together to improve the urban environ- 


ment. This is bilateral consultation focussed on specific projects. 


National Tri-level 


There is another form of national consultation emerging 
in this country.....and I believe it to be vitally important. 

There is a sense at this conference of a breakthrough 
having been made.....of a century of working political tradition 
having been overcome..... of the municipalities being admitted to 
the table of discussions on major urban matters. 

I am speaking of the likelihood of a national tri-level 
consultation on urban issues in Toronto in mid-November. It was 
an important and happy day last week, when Mayor D'Amour and the 
Ontario Minister of Intergovernmental Affairs, Mr. D'Arcy McKeogh, 
and I,were able to make that announcement. 

We at the federal level have been pursuing this historic 
meeting for more than two years. You, the CFMM, have specifically 


pressed for it many times. It is what my precedessor, Bob Andras, 
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discussed with you at your annual conferences in 1969 and 
1970----with support from the Prime Minister. I reaffirmed the 
federal support and search for such a meeting when your officers 
presented their annual brief to Cabinet just recently. And the 
provinces have exhibited welcome support for this meeting, through 
their First Ministers and through Mr. McKeogh of Ontario, who 
represented the provinces in the planning for this meeting. 

These national consultations, Ladies and Gentlemen, 
can be an historic beginning of entirely new and more cooperative 
ways of discussing between three levels of government the main 
urban issues of today: from those discussions, policy areas will 
emerge for development and for decision-taking according to the 
jurisdictions and priorities of the various levels of government. 
There may well be later coordination and cooperation in action, 
in implementation of policy, but it will be coordination and 
action based on decisions taken by the responsible leveis of 
government. This tri-level meeting in November can be the start 
of new machinery for defining and discussing and sharing information 
about urban public policy in Canada. It can only be---and I must 
insist upon this---one instrument in a process of consultation and 
coordination of effort that has several parts. It must not and 
will not take over established powers of anyone, or make decisions 
in place of those who make decisions now. 

Let me be clear about the federal view of the goals of 
this November meeting. The overriding goal is that there be more 
of them. The goal is that the meeting be the first of many 
between the three levels of government on the broad and general 
urban policy issues of major moment. The goal is to set up 
effective and realistic machinery so that municipal, provincial 
and federal people, wrestling with the urban problems of today, 
can first define and mutually understand these problems, and 


then discuss how best they may be tackled. 
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I want to be clear that it is our view that the goals 
are, again: (a) to set up continuing, effective and realistic 
machinery, and (b) for that machinery to discuss and define, to 
study and debate, to be a most effective national forum. To be 
effective and realistic, it can not be more than a forum. It 
can not make decisions, nor policy. To seek for more than that 
would be to endanger the goal of having more national tri-level 
consultations. 

A forum to which the municipalities have access is 
not a little thing. It is an important addition, another dimension, 
to the normal processes of federal-provincial and provincial- 
municipal relations. It is a national meeting place, an opportunity 
to persuade and influence and debate. It does not bend or short- 
circuit the constitution. National tri-level consultations are 
not a means of circumventing the rights and responsibilities of 
any level of government. 
| I am in full agreement on that point with Mr. Tessier, the 
Minister for Municipal Affairs of Quebec, who spoke to you on 
Monday. And it is not just a Quebec and federal view. You will 
find that view expressed in every province. I am very happy 
that Mr. Tessier told you that Quebec will attend that conference, 
and that Quebec recognises such national talks are urgent to 
examine the role and the responsibility of each level of government 
in combatting the urban problems which are crowding in upon us 
with ever-increasing force. This is precisely the view and the 
welcome response that has been received from the other provincial 
governments. There never has been the opportunity to attack the 
nature and the scale of urban problems in such totality------ as 
anything but piecemeal and isolated problems. This is our 
opportunity .... our continuing opportunity. 

As Mr. Tessier has said to you, the three levels of 
government must take every step they can to reach the best 


coordination of their actions. The message is one that we all 
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now recognise: no one level of government can go it alone. We 
need to make the most disciplined and effective use of Canada's 
human and material resources, avoiding the duplication, waste, 
conflict and counter-effectiveness----the sheer lack of long-range 
planning----that is too much the case today. We need in effect, 

a forum to rationalise diverse interests, through defining what 
the important urban problems really are. 

The first national meeting will start with an overview 
of the problems and challenges facing urban Canada. The Urban 
Affairs Ministry will make its contribution as the federal agency 
charged with a policy-developing, policy-assessing and a policy- 
coordinating role for federal programmes as they affect urban 
areas. Of course, and this is the real benefit of tri-level 
discussions, we will be coming at our views of the urban scene 
from three vantage points. The municipalities of Canada will 
state the view from their level----and I am sure you will come 
to that conference well-briefed, well-prepared and with some unity 
of position. The provinces, certainly, will have their considered 
views. From all this, we will have made the first step toward the 
development of mutually supportive policies----- and that is the 
essence of tri-level consultation. 

Ladies and Gentlemen, that is the national tri-level 
consultation process as I see it today. 

Ladies and Gentlemen, we will have come a long way 
at the November meeting simply by bringing the three levels of 
government together to talk about the same things, to share basic 
ideas on what the key issues are, to discuss and develop cooperative 
approaches to meeting those issues. 

We will be talking at the tri-level meeting about the 
Canada we can build with imagination, resolve and constructive 
cooperation. That is the objective, and the course for action. 


I, for one, am ready for that action. 
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With a captive audience of people from the real estate 
and property management fields, this is a perfect opportunity 
for me to talk about a subject close to all our hearts ... 
Canadian housing. More specifically, I would like to use our 
time today to talk a little about what the federal government 
is doing about housing. 

I think few here will disagree when I say that the federal 
government's approach to housing has undergone a dramatic 
transformation over the past four years, And to an important 
degree, this has been reflected in Canadian housing results. 

As you well know, we have been and are building houses 
in record numbers. Most significantly, we are building new 
homes at a rate far exceeding the rate of family formation, 
and well ahead of the housing production targets set by the 
Economic Council of Canada in 1969. By the end of this year, 
we will have produced almost one million new homes since 1968 
-- which puts us a full year ahead of the Economic Council's 
estimates of what is needed. 

One of the major reasons for this is the unprecedented level 
of government financing made available since 1968. Four years 
ago, the federal housing budget was just over $300 million per 
year. Our annual budget for this year is more than three times 
as much at close to $1 billion per year. 

A little over ten years ago, the federal government financed 
about five per cent of the national housing program; today 


the federal government accounts for well over 20 per cent. 
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Prior to 1968 -- and I make no apologies for the significance 
of that date -- financing for low income housing represented 
a very small percentage of the federal housing budget. Today, 
approximately 85 per cent of federal housing funds go into 
low income and senior citizen housing. 

These figures serve to illustrate not only our record in 
housing, but also the directions we will be following in the 


future, And it is those directions I want to talk about today. 


The starting point for federal housing policies is the 
principle I have stated on several occasions: that housing is 
a fundamental right of every Canadian. Recognition of that principle 
means that government must utilize available resources to 
enforce the right. And it means that government must set out 
and work toward goals that help to make the right to housing 
enforceable. 

We have four major goals we want to see reached in Canada, 

First, we want to ensure a proper availability of housing. 
This means producing sufficient new housing to meet growing 
population demands and, at the same time, rehabilitating existing 
older homes to keep them in the ately stock. 

Second, we want to assure that all Canadians, regardless of 
their income or geographical circumstances, have access to 
decent housing at a reasonable cost. 

Third, we want to maintain a high quality housing stock. And 
I'm thinking in terms of the quality of housing we produce 
for specific income and population groups, as well as the 


Standard of performance of individual homes. 
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Fourth, we have to intensify and expand government action 
to resolve the housing problems of the poor, the aged, our 
native population, and other groups not adequately served 

by the free housing market. 

Let's look at those goals in practical terms, 

First, we have to make certain that the estimated $5 billion 
that will soon be needed to provide for the average Canadian 
homebuyer is available. The new legislation I introduced in 
the spring, creating new financial institutions in the residential 
mortgage field, is intended to have an effect here, These 
measures should serve to attract new private funds into mortgages, 

We have also made a number of changes in National Housing 
Act regulations to make insured loans a more attractive and 
competitive investment. 

At the level of the homebuyer, we have introduced a number 
of measures to make mortgage financing more accessible, A few 
weeks ago, for example, I announced an increase in the NHA 
lending ceilings, which has the effect of considerably lowering 
downpayment requirements. We also liberalized the NHA income 
requirements, in particular, to allow alli of a wife's income 
to be considered in family income. 

A further step I propose to take is to look at the 
performance of the NHA approved lenders. We want to make 
certain that NHA insured loans are generally available through 
approved lenders in all parts of the country, as they are 


Supposed to be. 
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I was surprised when these measures were criticized 
because they help only people in the middie income groups. 
The whole point of these measures is to help the middle 
income homebuyer, who surely needs and deserves help as much 
as anyone else, And surely, the average Canadian has every right 
to have his particular needs looked after in national 
housing policies, 

What these critics seem to overlook is that only by 
taking steps to see that the average Canadian is properly 
looked after in the free market, can government direct more 
of ita attention to the problems of other sectors of 
the population, 

It is because we start from a relatively healthy housing 
foundation in this country that we are able to deal effectively 
with the outstanding problem areas. It is because most 
Canadians are properly housed that we can think in terms 
of helping those people who are not. 

We have an unparalleled opportunity to meet all our 
housing goals because, unlike many other countries, we don't 
have to spend all our efforts just keeping pace with growing 
housing demands. 

We are fortunate in this country to have some of the best 
housing in the world, But we also have some of the worst. 

We have people living under conditions that are deplorable. 
And totally unacceptable in a country with the resources 


Canada has, 
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Far too many of our poor and elderly live in delapidated 
and substandard housing -- often without the most basic of 
amenities -- in rundown and unhealthy dowtown districts. I 
have seen the tar-paper shacks that pass for houses in some 
of our remote and native communities. 

As a member of government, and as a Canadian, I have been 
shocked by some of the housing conditions I have seen, And 
I am determined, as the government is determined, to eliminate 
this kind of thing from the Canadian scene, 

New programs I introduced to Parliament in June, will help 
us make an effective start on that job. In effect, with these 
programs we are trying something new in Canada, We are going 
to try to breath new life into our naar tne residential comm- 
unities. To make it possible, through federal financing, to 
rehabilitate the homes in these areas, making them liveable 
and comfortable. Instead of bulldozing the districts down, we 
are going to try to bring back a sense of community, conserving 
their neighbourhood characters, and giving them the social and 
recreational facilities that will make them live and vibrant 
communities again. 

We are going to make it possible for people of low income to 
get back into the mainstream of society, by helping them to 
becbme self-supporting home-owners, as an alternative to 


lifetime subsidization in public housing. 
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We have brought in new programs to give more effective help 
and financing for cooperatives and non-profit housing organizations 
providing Be eeeial accomodation for senior citizens, I have seen 
many fine examples of what these organizations can achieve on 
behalf of our senior citizens, and I intend to ensure that 
government gives them all the encouragement and assistance possible, 

These are important and far-reaching proposals, They have been 
welcomed by a wide number of housing and social welfare groups 
as important steps in the right direction ... as effective 
measures to come to grips with some of our most severe housing 
problems, 

I think one point has to be made very clear. Our proposals 
are not simply campaign promises or slogans. They are firm 
legislative proposals, contained in legislation already 
introduced into Parliament as government policy. 

These proposals will be dealt with as a matter of first 
pricrity at the next session Parliament. They will be in force 
in 1973 and at work doing the job they were designed for. 

That is the commitment of the government. It is my commitment. 
And it is the personal commitment of the Prime Minister. 

‘hese proposals represent the central thrust of our housing 
policies. But they are by no means all we will be doing. 

We have to be concemed with the unacceptable high cost 


of housing and take effective steps to combat it. 
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The cost of residential land, in particular, is becoming 
a matter of increasing urgency. Indeed, this is one of the 
reasbns we introduced new financial help for municipalities 
in June of this year -- legislation providing federal grants 
and other financing for municipalities wanting to get into 


residential landbanking. 


We have to deal more effectively with land speculation. Perhaps 
by making it less profitable to engage in speculative activities 
that artificially inflate the price of land or hinder residential 
development. 

We have to deal with the question of the cost of serviced lots, 
Municipal finance is one of the considerations here and this will 
be examined at the upcoming conference between the federal, provincial 
amd municipal levels of government. So far as the federal role is 
concerned, last March I asked for a review of the ten-year old 
sewage assistance program with a view to bringing in more effective 
legislation in 1973. 

The federal government is sponsoring research into sewage treatment 
technology and into new building techniques, including the financing 
of high-risk, innovative housing projects -- all avenues with 
potential for reducing the cost of housing. 

With my previous background in Consumer and Corporate Affairs, 
it should perhaps come as no surprise to you that I am also 


concerned that the homebuyer gets what he pays for. 
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It has always seemed a little inconsistent to me that you can 
vet all kinds of warranties and guarantees when you byy a $20 
steam iron, or a car, But when you buy a house -- the largest and 
nost complex purchase any individual makes -- you are entirely 
-on your own. 
| Most people, I know, get full satisfaction from the homes they 
tay « And I think it fair to say that the Canadian homebuilding 
industry is probably the finest in the world in terms of quality 
of workmanship and standard of performance. But there is always 
an element of risk that the contractor or _ subcontractor may go 
ignt of business, or is one of the few fringe operators whose 
standards are below those of the industry. 

In my opinion, that risk should not be placed entirely on the 
consumer, as it is now. And one of my earliest steps will be to 


complete the work now in progress and institute a national 


system of new home warranties. 


The final point I want to make concerns the federal 
government's housing agency, Central Mortgage and Housing Corporation. 
Over the years, CMHC has performed a most essential function. 
More than three million homes have been built under the policies 
it has administered. And its officers and staff, by my experience 
are loyal, dedicated, and hard-working public servants. 

As you know, in recent months CMHC has come in for a certain 
amount of criticism, much of it flowing from the extraordinary 
demands placed on the administrative structure by the dramatic 

change in government policy. CMHC was not conceived as, nor 
Structured to be an instrument of social policy. Yet that is 


the need, 
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To enable the organization to function as a social policy 
instrument -- rather than solely as a government mortgage agency -- 
amajor management study of CMHC has been in progress throughout 
this year, This study is now completed. The Board of Directors 

is to come forward with recommendations during the next few 

weeks on major changes in both structure and the function of CMHC, 

To coincide with the opportunities being presented by the 
re-organization, and the fact that there are and will be vacancies 
at senior levels of the corporation because of retirements, I 
have retained a firm of management consultants to conduct a search 
and to advise me of the suitable people available, including from 
within the Corporation, Specifically, the consultants will be 
assisting us in a search for a new president, to be appointed upon 
Mr. Hignett's retirement, and Senior officers, according to terms 
of reference based on the new role of the Corporation. 

CMHC will play an important role in implementing the policies 
called for by the new directions being pursued by the federal 
government in housing. It is a job that calls for the very 
best people and organization. And the government is determined 


to ensure it has both. 


I have covered a lot of ground in a relatively short space 
of time. But to me, that serves to illustrate the complexity 
and scope of the housing problem. It also illustrates how broad 
and milti-dimensioned government's housing programs and policies 


must be, 
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None of our measures -- whether it be a new homebuyer's warranty 
system, the programs we have introduced to deal with the special 


needs of low income Canadians, or the policies we have 


implemented to help Canadians in the middle-income groups -- none 
of the measures can or should be regarded in isolation. Each 


‘has a role to play and a contribution to make as an integral part 
| 


of government's efforts and determination to meet our housing goals. 
We have achieved a great deal in four years. Our policies 
for the future should lead to even greater achievement. 

But I don't want to create the impression we are complacent 
‘about the housing situation. We are not. While much has been done, 
there is still a big job ahead. 
| We must do much more in providing ayecdey accomodation and 
“facilities for our senior citizens. We must do much more in 


eliminating the substandard conditions too many people of modest 


means live under. We must do much more to revitalize and restore 
_ our downtown neighbourhoods. We must do much more to meet the 

needs of northern and remote communities, ae the severe housing 
problems of our native population. And we must do much more to 

ensure that the average Canadian ~- the families in the middle-income 
groups -- are properly served with good, appropriate housing 

at a reasonable cost. 

These are our housing goals: and it is through these goals 
we will be working to achieve the excellence in housing this 


Country is capable of. 
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i sania like to say a few words concerning my belief 
of what Canadian Housing Policy -- Federal Housing Policy -- is, 
and what we are going to do to realize these goals. In the last 
six months I have said many times that I see it as a fundamental 
right of every Canadian to be well-housed at a cost he can 
afford, in a healthy and satisfying environment. This is not 
a goal that can be accomplished by the Federal Government alone, 
or by any government. It will demand the marshalling of all our 
skills and resources -- at every level of government and in every 
walk of life including homebuilders. Governments can create good 
policies, and good tools -- fiscal tools, and planning tools -- 
so that builders can go ahead and build good houses with a minimum 


of delay and red tape. 


I am appealing to home builders to help in this 
important enterprise. You have had I know, a long, and usually 
happy relationship with C.M.H.C. and I know your efforts have been 


the source of housing performance in Canada. 


Since I have been housing minister for one year I want 


to report to you on a number of important events. 


You are aware, for instance, that during the last year 
we, in Canada, have been able to maintain and extend our record- 


breaking performance in house production. 


There were some 250,000 starts in 1972, exceeding the 


record established in 1971. 
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I know that gross numbers are not the only test of 
performance, but I also know that if we did not have a record year, 
if house production were down, that the politicians and the critics 


would all be screaming for my head and yours. Numbers are important. 


We have continued and re-emphasised the federal govern- 
ment's concern with housing for low-income people to the point where 
more than 80 per cent of C.M.H.C.'s billion dollar budget was 


allocated to price-controlled housing programmes. 


This commitment to about 45,000 new units of price- 
controlled housing for moderate-income people, and especially 
more housing for senior citizens, will continue until we are sure 
that all Canadians -- no matter what their income or social 


circumstance -- have access to decent housing. 


Another accomplishment of the past year was the holding 
of the first National Tri-Level meeting here in Toronto in November 
where representatives of the federal, provincial and municipal 


governments met to discuss urban affairs. 


To my mind, this represents a real break-through in 
our approach to the urgent needs of our urban municipalities, and 
the beginning of a new era of co-ordinated and co-operetive inter- 


governmental action in dealing with urban problems. 


During the past year the Ministry of State for Urban 


Affairs has been more firmly established within the federal 
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government and our efforts to bring a whole new style of bringing 
governments together to plan better, cut duplication, cut waste, 
and to bring some common-sense planning -- some thought for the 
future -- to what governments and the private sector are doing in 


the cities are beginning to bear fruit. 


Certainly, the action groups that have been set up -- 
or are being set up -- with provinces and individual cities to 
develop projects that enhance the urban scene in each place -- 
from revitalizing communities to re-locating railways, to urban 
and regional planning to integrate harbour and transportation 


improvement programs -- will begin to have some influence. 


In all of these cases, the new fact is that there is 
a focus of effort, an institution playing the broker's role 
bringing together the resources of three levels of government -- 
and the very real efforts of private industry -- to create the 
best possible over-all urban impact. No-one gains, and in fact, 
private citizens and private businesses lose when the programs 
of various levels of government are competing unnecessarily in 
objectives or priorities or have unco-ordinated policies or 


programs -- sometimes working at cross-purposes. 


Last week, there was a federal-provincial conference 
on housing -- the first one in more than five years -- and I want 
to report to you that there was less difference of opinion and 


more solid agreement than perhaps was reported in the media. 
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My own impression of the conference is that, in the 
short period of two days, we discovered a remarkable degree of 


common understanding. One press report of the meeting said that 


all of the groups represented there -- the federal government -- 
the provinces -- and the municipal representatives in provincial 
delegations -- felt in the end that they had won. I don't see it 


as a winning or losing situation but, still, if all of the 
participants felt they had gained something, then I suppose that 


is one criteria of an excellent conference. 


Very early in the conference it was apparent that 
there was general agreement with the proposition that I advanced 
in my opening statement that there was an urgent need for better, 
more open, more systematic consultation among all levels of 
government on policy, programs and operational relationships in 
housing and urban affairs. We agreed, also, that all of the 
governments have roles to play in improving housing and community 
life. Within these roles we are determined to see that enough 
flexibility exists to allow provinces and municipalities to 
respond to the special needs and preferences of their people and 


their region. 


At the same time -- as I had occasion to say during 
the conference -- it should not be forgotten that the federal 
government has very real responsibilities to the country as a 
whole in housing policy -- within its proper sphere of jurisdiction, 


of course. 
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In the areas of housing and urban affairs -- as in many 
other areas -- the federal government has national objectives to 
pursue which have nation-wide implications for the social, cultural, 
and economic well-being of all Canada and which, in fact, make a 
major contribution toward the unity of this country. We will have 
an opportunity of debating these when the National Housing Act is 


amended. 


One very important and tangible result of the federal- 
provincial conference on housing -- in the short run, at least -- 
was the general support of the provincial housing ministers for 
proposals to amend the National Housing Act which I will be intro- 


ducing in Parliament tomorrow. 


The legislation will bear some resemblance to the Bill 
I introduced last June, but there will be significant changes. 


Included will be: 


- federal help and leadership in the creation 


of new communities and in land assembly; 

- a wider range of programs for low-income 
housing; 

- a program for the repair and rehabilitation 


of existing housing; 


- a program to enhance and preserve urban 
neighbourhoods which are threatened with 


decay; 
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- new and generous provisions to encourage 


non-profit co-operative housing; 


- new amendment relating to innovative and 
development schemes. In my view we should 
be able to support the lead-edge of housing 


ideas; 


- provisions to allow, first, the Mortgage Insurance 
Fund to complete unfinished houses and, second, 
to grant mortgages pursuant to a warranty scheme 
about which there has been long discussion between 


you,and C.M.HoC. 


Prior to the introduction of the last Bill, extensive 
consultation took place with the provinces, and in the months since 
; introduction, there have been many suggestions from, and discussions 
with, home builders such as yourselves, interested citizens, and 
public-spirited groups. Following another round of discussions 
with the provinces, new proposals were presented to Cabinet and 
were accepted. I appreciate the time and the thought all of you 
have spent in reviewing that legislation and in giving me the 
benefit of your experience and advice. I can assure you that the 
new legislation will be dealt with as an important priority item by 
Parliament. And I would hope that it could be adopted and in force 


by Spring. 


But the Housing Conference also had long-run implications 


and I was pleased to see that the ministers agreed to take joint 
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action in a number of areas. First of all, to establish a common 
base for the measurement of housing needs in Canada, I announced 

that C.M.H.C. would devote $1.5 million to studies of national, 
regional and local housing needs on the physical, social and cultural 


planes, to supplement last year's census results. 


This will provide all of us with a sound base from 
which to assess whether we are collectively -- governments and 
housebuilders -- putting sufficient resources to work to meet 
Canada's housing problem, and how these resources should be 
distributed. It is an essential first step against which to 


continually test the validity of housing policy. 


Second, the proposal that housing ministers meet 
annually prior to the formulation of housing budgets, to agree 
on new forward commitments, to consider policy, and consult on 


future action. 


Third, there was an agreement -- barring emergencies -- 
to three-year forward budget commitments to the provinces by the 
federal government, and by the provinces themselves of the amounts 
and classes of funds by program which will be available for housing 
purposes. This is a most significant innovation, since it provides 
provinces -- and the building industry -- with the assurance needed 
to begin to plan ahead and organize budgets and priorities 


efficiently. 


It will increase the flexibility available to provinces 
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in re-allocating funds among programs since they will be able to 


effect two allocations within three-year budget horizons. 


Most important, it will afford both sides a longer 
period over which to seek to harmonize their respective priorities 


and objectives. 


Fourthly, I announced that the level of funding provided 
through the capital budget of C.M.H.C. will be maintained so that 
the federal housing program for the next few years will be in the 
order of at least $1 billion per year. The significance of this, 
of course, is that despite the ups and downs of the economy -- and 
the mortgage money available from the private sector -- that those 
in society least able to compete on the private market will be 
protected, and that the programs of social housing will be main- 


tained. 


The point of the Housing Conference and the important 
results of it are that as a beginning we, as housing ministers, 
are trying to set a more rational way of establishing housing 
policy in Canada and administering it. As I said at the beginning, 
we all lose by governments not having agreed upon priorities and 
objectives. I think in the last week we have come a long way in 


finding agreement. 


I would like to end by speaking to you of one final 
outcome of the federal-provincial conference -- to which I attach 


the highest priority -- and which is the homebuilders biggest 
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problem. It has to do with the subject of land -- land upon which 
each of you depend to build houses -- and which is a matter of 


concern to all Canadians and their governments. 


First of all, there are urgent pressures which need 
to be countered on an urgent and co-ordinated basis. The price 
of urban land in Canada is rising at an unacceptably rapid rate. 


In the last few years the rate of increase has been: 


- 8Z on a national average, and 


- 122 in metropolitan areas. 


Some cities, such as Toronto, Vancouver, Sudbury, and Ottawa, 
are experiencing even higher rates of increase. Urban land 
prices are, in many areas, rising much faster than other prices. 


Between 1961 and 1971: 


- the consumer price index rose by 332; 
- the construction cost index rose by 462; 


- but land costs rose by 882. 


This more rapid rate of land price increases, affects the housing 
picture. Fewer people are able to afford home ownership. More 
row-housing and apartments are being built to economize on land 


while lot-sizes and floor areas tend to be reduced. 


The question of the cost to the individual citizen of 
owning land or using land to house himself, and the question of 
the distribution of ownership of land between individuals of 


differing income levels, and between those individual citizens 
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and land owning and development corporations, the question of the 
amounts of land governments hold and make available for the common 
use -- all these affect in a very real and direct way the quality 


of life and economic well-being of Canadians. 


The second point I would make is that we are facing 
a radically different order of problem in the provision of 
sufficient aie to urban land: our projections indicate that 
with present policies by the year 2000, urban population will have 
doubled. Most of the growth will be concentrated in the 19 major 
metropolitan areas. To accommodate this growth will require the 
development of over 200,000 acres of residential land in these 
centres within the next 15 years. If the accompanying demand for 
other urban uses is added, the requirement for new urban space is 
in the order of almost half a million acres. Neither the federal 
government nor any provincial government, nor any municipality in 
Canada has yet moved very far in the development of a comprehensive 
policy to meet or manage this problem. And this unconstrained 
future is a frightening one for those of us who are concerned with 


the longer-term perspective of urban life in Canada. 


This is not a problem that concerns only governments 
in this country. It is a problem which properly and rightly is 
of major concern to every independent builder, everyone in the 
housing industry in Canada. I was interested to read Don Wilson's 
comments to a recent HUDAC meeting in Thunder Bay where he said -- 


and I believe he was reported correctly: 
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"If through industry and government co-operation 
we do not find the solutions, the alternatives 
could be disastrous. We could end up with 
governments nationalizing land and this social- 
istic approach would bring an end to home 


ownership and the freedom of choice". 


Mr. President, I have no more liking for socialistic 
approaches than you have. But I say that the problem is so severe 
that the time for co-operation between governments, and between 
governments and industry is needed so that we can meet the 


objectives of urban land policy in Canada. 


The objectives, I would suggest, of governments at the 
federal, provincial and municipal level seem clear -- and these 


objectives must, I think, be shared by you. These are: 


First, to ensure that there is an adequate supply 

of serviced land to accommodate Canada's fast- 
growing urban population. Investments in land and 
infrastructure -- sewers, water services, streets -- 
must keep pace and be co-ordinated with this need, 
if the supply and availability of land is not to 
become a bottleneck, frustrating housing objectives 
and negating the possibility of ordered and 


aesthetic urban growth. 
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Secondly, it must ensure that there is equity 
in the distribution of land between industry 
and eeenors between home builders and home 
buyers, between public use and private use, 
between home ownership and rental accommoda- 
tion. All Canadians must continue to have 
reasonable opportunity for the enjoyment of 
land without prohibitive cost to the individual. 
This is principally a matter of application of 
the provincial legislative power to plan and 


regulate land use. 


Thirdly, it must ensure that land markets 
operate effectively in the public interest. 
Transactions in land in Canada now amount to 
some $13 billion a year. These markets warrant 
the same degree of scrutiny by governments as 
markets of comparable national interest so as to 
assure that they are operating freely and 


efficiently. 


The government of Canada considers that the problems 
of the price and availability of serviced land in Canadian cities 
need to engage the immediate and concerted attention of all three 
levels of government. We therefore proposed that a major joint 


effort be made over the course of the next few months to set the 
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basis for a federal/provincial land strategy in Canada. This 


strategy would direct itself toward: 


- increasing the priority which all govern- 


ments accord to land problems; 


- increasing the resources devoted to meeting 


land problems; 


- developing new means of accommodating urban 
growth other than by the continued expansion 


of existing urban centres; 


- developing the full range of federal, 
provincial, and most importantly, municipal 
policy instruments needed to moderate land 


price increases. 


I proposed to the federal-provincial conference on 
housing, and received the support of provincial ministers, to take 


the following immediate steps in support of an urban land strategy: 


- the level of funds available under the 
National Housing Act for public land 
acquisition and development will be 
increased and at least half a billion 
dollars will be allocated to this purpose 


over the next five years; 
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- the National Housing Act will be amended 
to provide assistance explicitly directed 


toward the development of New Communities. 


These provisions will provide aid not heretofore 
available and provide a federal focus for the co- 
ordination of existing N.H.A. programs. In 
parallel with this, it is my intention that the 
Ministry of State for Urban Affairs will promote 
the co-ordination and channelling of the 
appropriate programs and aids of other federal 
departments and agencies in the direction of 


New Community development. 


- The Municipal Sewage Treatment Loan Program 
of the N.H.A. will be extended beyond the 
present expiry date (1975) of the present 
terms of assistance. The terms of assistance 
are presently under review by a federal inter- 
departmental committee, and in consultation 
with the provinces, we will determine the 
nature and the scope of how an improved 
program can be made more effective. I can 
assure you that the level of funding under 
this program will be continued at at least 


present levels for the next five years; 
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- The terms of N.H.A. financing for public 
land acquisition and development will be 
amended to make it easier for provinces 
and municipalities to take up the greater 


volume of funding which will be available. 


- These are all apart from amendments relating 


to rejuvenating our older areas. 


These measures mean that the federal government will 
be making over $1 billion available to provinces and municipalities 
over the next five years for investment in land and services and 


the development of new communities. 


But I want to issue a warning. I am the first to 
recognize that provision of federal money alone cannot resolve 
land problems in Canadian cities. The primary instruments -- 
the legal instruments -- to deal with these problems are provincial 
and municipal. They include the provincial/municipal powers of 
land use planning and regulation, provincial policies affecting the 
ability of municipalities to extend services to new residential land 
and to re-develop land. They include provincial policies on 
regional planning, regional development, and regional government. 
They are affected by municipal property tax systems and municipal 
by-laws. They include the provincial power to regulate commerce 


an vand. 
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I believe all provinces now recognize the need to bring 
these policy instruments into sharper focus on the problem of 
providing eheacient serviced land at reasonable prices. I believe 
that a growing number of municipalities want to work to resolve some 


of these land problems. 


At the same time, I recognize the need to bring federal 
policies affecting land into closer alignment with provincial 
priorities and policies if an effective plan of action is to be 
mounted. The provincial ministers attending the conference con- 
curred with me that the fastest way to attain the integration of 
policies and programs in this field is for all levels of government 
to commit themselves to the development of a joint strategy which 
will make use of all the instruments that are available at each 


level of government. 


To arrive at this strategy we agreed on an intensive 
process of consultation among federal and provincial officials 
directed at developing proposals which we could consider for the 
next federal-provincial ministerial meeting and as an agenda item 


at the next Tri-Level Conference. 


As part of developing an integrated land policy this 


process must consider: 


One - The level and allocation of Federal and 
Provincial public investment in land and 


services; 
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Iwo - Objectives and guidelines for public 


land banking and developing; 


Three - Ways and means of co-ordinating Federal, 
Provincial and Municipal activities 
directed towards the supply of land and 


moderating land prices on an individual 


market basis; and, 


Four - Effects of Federal, Provincial and 
Municipal taxes on the price and supply 


of Land. 


I am not suggesting that the public assembly of land, by 
itself, is the panacea for all land problems; but the survival of our 
great cities as healthy, stimulating places to live is important and 


warrants the public intervention at this time. 


I recognize that there are vast differences between land 
speculators, land developers, and home builders who use land. I 
certainly recognize the problem of the builder whose costs continue 
to mount while he is holding land and trying to find his way through 
the maze of applications, reviews and approvals with which he is 


confronted - a process that can easily consume years. 


This is a factor in land prices and to the extent that 
bureaucratic processes may be unnecessary or redundant, they affect 
the public interest, and I would hope municipalities and provinces 


will seek ways of cutting that red tape. 
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I recognize also the way in which land prices are 
affected by the lack of servicing. In many cases it is not a 
lack of land that creates scarcity but a lack of serviced land. 
Where land is ready to be developed and occupied, within a 
carefully developed urban development plan, unnecessary delays 
in planning and installing services tend to drive up the cost of 


what land is available. 


Sometimes the vagaries of a mortgage market adversely 


affects the price of land. 


The fact is that all activities which have an effect 
on the price of land have to be examined within the scope of an 


integrated, comprehensive approach to land problems that I have 


suggested. 

In short, I believe that a well thought-out, 
co-ordinated, co-operative approach to land development -- such 
as the one I have proposed -- will not only serve the public 


interest but will also be effective in removing some of the 
biggest barriers and bottlenecks which you yourselves have said 


are impeding you in getting your job done. 


The Federal-Provincial Conference agreed on a method 


of developing some consensus on this subject. 


The time is too short -- the subject too important 
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- Recriminations, 
- For automatic responses, 
- For knee jerk reactions by politicians, 


or businessmen, or academics. 


The objectives of government, at the federal, provincial 
and municipal level, seem clear. I believe that these are objectives 
which you must share, as an industry, as people who have a profound 
interest in the orderly, intelligent development of urban land, in 
the creation of healthy, manageable communities, and the fair 


sharing among all Canadians of the country's resources. 


I believe that we all have parts to play -- governments 
and industry -- in achieving these objectives, and that businessmen 
concerned with housing and urban development expect governments -- 
within their proper jurisdictions -- to use their authority, their 
resources, and their skills to provide leadership and initiative. 
The Federal Government is certainly willing to do its part and, to 
judge from the reactions of participants in the recent Federal- 
Provincial Conference to my proposals, the provinces are willing 
to join with us -- and with you -- to ensure that all of our 
activities in urban land development are co-ordinated within a 


rational plan to serve the best interests of the country. 
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Mr. Speaker, for some time we have been seeking 
alternatives to the large public housing projects we have been 
building in conjunction with the provinces and at the same time 
seeking ways to make more units available to those on lower 


income who need them. 


The new amendments to the National Housing Act 
presently before this House will offer more desirable alternatives 
to public housing, but I am pleased today to announce three new 
program proposals under the existing legislation, the National 
Housing Act, whereby more units of subsidized housing will be 
made available, and whereby a desirable social mix of low-income 
families and middle-income families can be obtained by using 


ordinary apartment and townhouse complexes. 


First, in certain privately owned and financed 
buildings, a federal-provincial partnership will lease 25 per 
cent of the units for low-income people. The tenants will pay 
the same rate as in public housing with the two governments 


sharing the deficit on a 50-50 basis. 


Concurrently, a second alternative program we are 
suggesting is to lease space in projects financed by Central 


Mortgage and Housing Corporation under the limited dividend 


= -“e vy : S 4 


26A gniavol lonotaan 3/9 03 asnsmbpema von itt > Song: - 
iia eae aides i ie 9220 Litw seuot aii atoted ‘elsnseeq 
ven sents sonvonta oF yabos bapsaig am I aud rantevod aioe Sv 
Isnotsa oda, nottelalysl grtsatxs ad’ 19hew alesogoy maxg079 

od Iliv gnievod bsatbtedue lo eo ene stom ydemeiw yaok gatecot 
anooni~wol to xtm fatcge siistiewb s vdoredw bom .eidattacn shen 
gnitev «0 Hiasiheadn sé neo esilims) smoomt-sibbhe bap. aot Lime? 


.soxsiqoeo gevedewod bre Jneadxees yraakiso 


« 


bsomsatt bas benws. ylasaving ctetzeo. at ,setkt 
yoy cS sesel iflw qidaisrtseq ‘atonivorg=Lazehe? - agatblind 
vsq titw eshanes sil .slqdeq omosal-wot tot eagle ede to 3 


| 


esoemirsaveg ows ait oly aAtpirad atidug #2 a8 s3st smse 


-elkesd 02-02 4 m0 Siotteb orl sntrade 


7B Dw) mSIg024 pcctlieatate opie & .¢iimetiwoned: 


Sxzns) xd hestent? atostorg ni souqu agasl os at gnijesgaua 


bnobtvts basket! oi asbou mot In10q709 grtevoH bas o 


- 


and non-profit sections of the housing act. In future, loans by 
CMHC in certain municipalities will be conditional upon 25 per 
cent of the units being made available to the federal-provincial 


partnership for low-income tenants. 


At the same time, a third alternative program is 
being established to improve the social mix in subsidized housing 
by allowing non-subsidized middle-income people to live in publicly- 


owned housing on an experimental basis. 


I am hopeful that our efforts to encourage a better 
mix of families by housing low-income people in privately-owned 
buildings will be welcomed by the private sector. I am pleased 
to announce that arrangements have been concluded with the 
province of Ontario to experiment with these changes. The Hon. 
Allan Grossman, the minister responsible for the Ontario Housing 
Corporation, and myself are making a statement in more detail on 
this today. An invitation to all provinces is being issued by 
me to take advantage of these new techniques for providing 


housing for those that need it most. 
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Mr. Speaker, it is a great honour for me to 
begin the debate on Bill C-133 today and to move that it be 
referred to the Committee on Health, Welfare and Social Affairs. 
In our discussions today, and during the debate on second reading, 
I want to deal with the principles of Bill C-133, an Act to amend 
the National Housing Act. In my view, some fundamental principles 


are involved in this legislation. 


When we talk in a general way about the subject 
of housing, we are talking about an elemental human need - the 
need for shelter, for physical and emotional comfort in that 
shelter. When we talk about people's basic needs - the require- 
ments for survival - society and the government obviously have 


an obligation to assure that these basic needs of shelter are met. 
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I have already acknowledged this obligation in stating 
that good housing at reasonable cost is a social right of every citizen 
of this country. As legislators, as administrators, as a federal government 
working with the provinces and with the private sector, that must be our 
objective, our obligation and our goal. The legislation which I am 
proposing to the House today is an expression of the government's policy, 


part of a broad plan to try to make this right and this objective a reality. 


The measures presented in this bill are designed, first of 
all, to give Canadians the kind of help that they have a right to expect 
in providing themselves and their families with adequate shelter. More 
particularly, they are directed first at those people whose need is most 
urgent - the old, the poor and those people who for one reason or 


another do not have access to the resources which this country can provide. 


In considering peoples' need for shelter, however, we 
cannot concern ourselves simply with a roof and four walls. Man is a 
social animal and we must look beyond his house to the community of which 
it is a part. The community, as well as the house, must be safe and 
healthy and must allow and encourage man and his family to achieve the 
fullest possible growth and development, physically, emotionally and 


spiritually. 
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‘The bill is not, however,the government's only response 
to this challenge; it concerns only those sections which require immediate 
changes in the National Housing Act and it should be seen in the context 
of other responses which I have already described in a previous speech to 
the House. These are such things as the agreement at the federal-provincial 
conference held in January, to the development of a comprehensive national 
and local assessment of housing conditions. This will ensure that federal, 
national and regional policies are sufficiently flexible to meet the needs 
that exist across the country - things which are very different in 
different parts of the country. Such things as other parts of a total 
program of planned intergovernmental intervention in residential land 
markets - which I will mention in a moment - to reduce land costs and 
assist in the orderly development of urban communities; such as the growth 
of new intergovernment relations to assure the fullest possible consultation 
and co-ordination among all levels of government in developing and planning 
housing and community policies and programs including important changes 
that have been agreed upon recently for a three year commitment of funds 
so that federal and provincial housing agencies can plan for more than one 
year. As a result of the January agreement, officials of Central Mortgage 
and Housing are meeting with the provinces to agree upon these forward 
planning commitments, a part of which will be the process of getting housing 
away from the counter-cyclical economic device that it has often been in 


the past. 
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In the process of these consultations on agreement for 
forward budgeting, we will provide for flexibility in the allocating of 
funds to provinces and their provincial housing agencies to account for 
regional and provincial priorities and flexibility in allocating resources 


between the various programs of the National Housing Act. 


I might mention also the thorough review, which I have 
already announced, of the federal sewage treatment program through which 
the federal government lends money to provinces or municipalities, their 
water or sewage agencies or regional governments, for the development of 
trunk sewers and sewage disposal plants. That program is under intensive 
review by an interdepartmental committee of the federal government which 
is consulting presently with provincial governments on their needs. I 
hope to have an announcement this spring on how that program will continue 
and in what form. An important development will entail the support of the 
federal government with respect to sewage treatment services. This will 


improve the quality of the environment and the quality of our urban life 


and will in addition, be instrumental in bringing land on to the open market. 


I now want to mention Bill C-135, which will bring in certain 


amendments necessary in this field. It is known as the Financial Mechanisms 
bill and will create the Federal Mortgage Market Corporation, commonly known 
as a residential mortgage bank. That will provide for a liquidity of 

mortgage investment, which does not now exist. The Bill will provide for 
the establishment of mortgage investment companies and is complementary to 


Bill C-133. 
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May I mention that there is currently underway a 
reorganization within Central Mortgage and Housing Corporation, as a 
result of intensive management studies within the Corporation. This 
is being carried out to assure that the Corporation, in its operations 
and management functions, is totally able to carry out and fulfill 
legislative programs that we have enacted and are enacting. So this 
bill before us represents only part of the total picture with respect 
to housing policy and with respect to meeting the housing goals of this 
country. In terms of legislation, this bill represents, in my view, a 
major attack on the housing problems that face Canadians in the 1970's. 
This attack will take place on a number of, critical fronts. It might 


be well to enumerate, briefly, those ten aspects of the bill. 


There is to be, first, assistance for the planning and 
creation of new communities where they are part of provincial plans for 
dealing with the problems of urban growth - an alternative to the 
uncontrolled sprawl of our great cities. Second, there are to be resources 
to plan and finance the public acquisition of residential land as part of 
an intergovernmental attack on rising land prices and as an instrument to 
be used for the orderly development of Canadian cities and Canadian 
communities. Third, there is to be assistance to low-income families who, 
with some help, will be able to buy their own homes rather than occupy 


public housing or other forms of subsidized rental housing. Fourth, 
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there is to be increased assistance to voluntary groups such as 

church groups and service clubs who are willing to take the initiative 
in creating housing for low-income people, and particularly the elderly. 
Fifth, there is to be assistance to co-operative housing corporations, 
to encourage personal initiative in the development of housing and to 
offer a wider range of choice, particularly to lower-income and middle- 
income people, in the kind of housing they will have and the way in 


which they will occupy it. 


Sixth, there is to be a new and imaginative program 
designed to preserve and improve urban residential neighbourhoods 
which are a vital strand in the social fabric of Canada,but which may 
be threatened with death and decay. Seventh, there is to be a program 
of assistance to rescue and restore old, deteriorating housing which, 
with some judicious investment, could have many more years of usable life. 
Eighth, there will be provisions to assist Indians living on reserves to 
acquire existing as well as new housing. Ninth, there is to be the first 
step towards a full program of protection for home buyers, similar to 
the warranties and guarantees offered to purchasers of other consumer 
products. Finally, the last feature of Bill C-133 will be new measures 


to encourage research and development in housing and community planning. 
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_ In recommending this legislation, I do so with the 
knowledge that it has been the subject of very extensive and thorough 
federal-provincial consultation and public examination. A counterpart 
bill was introduced to Parliament last June which had been the subject 
of intensive consultation with provinces. I have had the opportunity 
of discussing the provisions of that forerunner bill, and of this bill, 
in general terms with provincial ministers concerned with housing and 
with many municipal representatives. The most recent discussions took 
place at the federal-provincial conference on housing which, as I 
mentioned, was held here in January of this year. The official com- 
munique of the conference expressed, after the outcome of previous 
consultations which had gone on at the official level was known, the 


general support of the provinces for these proposals. 


Many of the suggestions made by provincial ministers 
concerned the implementation of these programs, rather than the 
legislative provisions themselves, and matters which are covered by 
regulation rather than statute. This matter will continue to be the 
subject of continuing consultation at the official level. It concerns 
not only Orders In Council and the Regulations that support the 


legislation but the administrative procedures that flow from them. 


As well, there has been advice and comment from many 
public and private organizations, and I should like to acknowledge now 


my appreciation of the time and great energy which so many people have 
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devoted to the study and analysis of these important public issues. 

I have been impressed with the briefs and submissions which have been 
tendered by interested groups of citizens who have concerned themselves with 
housing policy in this country. All of this advice that we have received 
has been carefully considered and many of their suggestions have been 
incorporated in the bill and will result in further changes in detail 


when we reach the committee stage. 


I have been encouraged to find, so far as the principles 
of the legislation are concerned, that they have received widespread 
acceptance by those people and organizations who have given them careful 
consideration. The Canadian Council on Social Development for example, 
has described the proposed programs as significant ones which, if 
properly funded,promise to improve the accommodation of many Canadians. 
The Housing and Urban Development Association of Canada has written 
expressing general agreement with the tenor of the amendments. The Co- 
operative Housing Foundation, the Ontario Habitat Foundation of Toronto, 
and the B.C. Central Credit Union,which is heavily involved in housing, 
suggest that this bill, if passed, will represent an enormous advance 


over the present National Housing Act. 


Having shown in general terms the general nature of the 
support for the bill, I should like to deal now with the particular 
aspects of the bill in terms of the principles involved and leave the 
discussion of the details of programs until we meet in Committee, when I 


and my officials will discuss the bill. 
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In its broadest sense, it seems to me this legislation 
is not only an attack on housing problems of the 1970s but is part 
of the government's response to the development of urban life in 
Canada during the rest of this century. Great cities are not and 
need not become disaster areas. We are all aware of the deeply satisfying 
aspects of life in the country and in country towns and villages. Rural 
areas of Canada have contributed and continue to foster some of the 
abiding values that have made Canada and her people great. But cities 
also have a contribution to make in their rich and exciting social and 


cultural diversity. 


Our concern must be to see that Canadians continue to 
have a meaningful choice among places to live and work. Our irreplaceable 
farmland and our rural communities with their unique life styles must not 
be mindlessly gobbled up by sprawling suburbs. At the same time, those 
people who prefer an urban life must be accommodated in a way that 
preserves the advantages of the city while avoiding the congestion, 
pollution, crime and violence which have made many of the world's great 


urban centres almost uninhabitable. 


In many parts of Canada, an alternative to the continued 
expansion of the city is the development of new communities, either 
within urban-centred regions or in remote areas associated with the 


development of natural resources. 
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‘The new communities program which is new to the 
National Housing Act, with the co-operation and participation of 
provincial and local governments,will assist in the development of 
new or expanded centres offering comprehensively planned urban functions, 
including housing, employment, commercial and community facilities. 
Measures will ensure that the public retains the benefit resulting from 
subsequent appreciation in value of land acquired for the communities. 
This is provided in the bill by leasing of the public land rather than 
by its sale,which has been the practice under land assembly schemes of 


the past. 


Very simply then, it is my expectation that through the 
new communities program, which is provided for in this legislation for 
the first time as a federal initiative, we can make a positive contri- 
bution by taking much of the pressure off rapidly growing existing 
cities by creating new and self sufficient communities with the co- 
ordinated and rational use of existing government programs. This would 
take pressure off prices, the need for further farmland for development, 
and the need for erban sprawl and at the same time, by way of the total 
planning of new communities, engage in a whole series of experiments and 
demonstration projects using these new techniques in housing, planning 
and development. One such community was announced for the national 
capital region, south-east of Ottawa. We will be assembling the land, 
meeting with the regional district and over many years developing the 


kinds of plans we need for that community. 
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Associated with a new communities program is the provision 
in the Existing National Housing Act relating to land assembly, which 
Bill C-133 vastly improves. The price of land is one of the most 


critical factors in the cost of housing in most markets throughout Canada. 


All governments must be prepared to act to increase the 
supply of serviced land if housing is to continue to be available and 
financially accessible to Canadians. An overall land strategy is 
necessary, and to this end I propose to encourage provincial and municipal 


governments to become more active in public land acquisition and servicing. 


As I announced in January, the federal government is 
committed to at least $100 million a year for the next five years for 
the public assembly of land, including assistance to new communities. 
This figure, of course, has no reference to the vast amounts of money 
that have been and will continue to be spent under the existing and to 
be reformed trunk sewer program. Many have argued, and I have noticed 
this comment in the press, that $100 million per year is not enough for 


a concerted attack on rising land prices. 


This amount is substantially more than any government 
has put forward for this purpose in the past in this country and, indeed, 
is substantially more than the combined requests of all the provinces in 
any year to date for the purpose of land assembly. We can encourage 
municipalities and provinces to take full advantage of it. If that 


amount is not enough, we will just have to get some more. 
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‘The land assembly provision is only part of the answer 
to the price of land, the question of land development and bringing 
serviced land into the market. At the federal-provincial conference, 
we discussed the question of land in a proposal of mine which was 
accepted by the provinces, namely that in this country we need a 
comprehensive co-ordinated land strategy directed at the question of 


a land policy and a housing policy. 


Between the federal provincial and municipal govern- 
ments there are four topics which have to be addressed by them as 
priority items. This is what I proposed at the federal-provincial 
conference and which was accepted. The first item is the level and 
allocation of federal and provincial public investment in land and 
services. As three levels of government, we must agree as to the 
level of expenditure that is required to have a concerted attack on 


the question of land price and land development. 


The second item is the objectives and guidelines for 
public land banking and development. There is no sense in simply using 
the taxpayer's resources and support to engage in land speculation. 
Purchases of land must have a purpose, namely good community pianning 
and an effective intervention on the land market to affect the price 


of land in that particular market. 
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‘The third item is ways and means of co-ordinating 
federal,provincial and municipal activities directed toward moderating 
land prices on an individual market basis. If we are going to have a 
concerted attack on the question of land, it is going to involve all 
three levels of government for obvious reasons. We have to develop 
more effective ways of co-ordinating activities between these three 


levels of government. 


The fourth item is the affect of federal,provincial and 
municipal taxes on the price and availability of land. This is indeed 
a very important subject and I have invited the other levels of govern- 
ments to address themselves to that with me. I feel the federal commitment 
in this legislation, the federal commitment in terms of this budget and the 
federal commitment we have made to the other levels of government in wanting 
to develop a co-ordinated plan, are in fact, important features at the root 


of this question of land costs. 


I now want to deal with a third element of Bill C-133. 
It is my belief that home ownership is desirable, but obviously for low 
and moderate income families, this is often impossible. We have to address 
ourselves to this problem. With some help however, many of these low - 
income families will be able to buy their own homes. The bill contains 


provisions for this kind of assistance. 
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_The amount of help available to a family under the 
assisted home ownership program is related to the family income and can 
be given in three ways; by reducing the interest rate on the mortgage, 
by extending the time over which the mortgage is to be repaid, and by a 
grant from the federal government to help with the monthly payments. 

In drafting the regulations necessary to implement this program throughout 
Canada, local needs and market conditions will be taken into account, so 


far as it is humanly possible, all Canadians will benefit equitably. 


The aim will be, within the program regulations, to 
provide low-income families who qualify, with assistance to bring their 
monthly payments to within 22 per cent of .the family's gross income. 

For example, a family of four, including two children, with an income of 
$7,500 could receive help to purchase a modest home at a purchase price 
of about $19,000. Under this program, their monthly payments would be 
reduced to $137, compared to the $170 or more they would need to pay 

if they were buying their house on the open market without federal 


assistance. 


Most of the provinces now provide some form of assistance 
toward home ownership, either by way of down payment assistance, interest 
assistance or assistance by way of a monthly subsidy to people with low 
incomes who are purchasing their own homes. Federal assistance and the 
grants we propose are not dependent upon the provincial programs to 
which I have made reference and there is no requirement that our programs 


be matched. The programs will, of course, work together to benefit those 
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who are entitled to assistance under the provincial programs as well 


as under the federal program. They will be stacked and the two programs 


can mesh together in this way. 


The provisions of Bill C-133 also relate to non-profit 
housing assistance. One important group providing low-rental housing to 
people has been the hundreds of non-profit housing associations formed 
throughout the country of volunteers in service clubs, church groups, 
union groups or veterans groups, who have been providing housing to low- 
income people, particularly to senior citizens. The work done in this 
area has made a very valuable contribution to providing housing for 
those who need it. The bill takes assistance to those non-profit 


housing associations one step further than at present. 


These non-profit organizations have over the years 
been encouraged and assisted by Central Mortgage and Housing Corporation 
as part of the senior citizens' housing policy. This program is important 
because of the very great debt this country owes to our senior citizens 
in all parts of the country who have worked so hard to build Canada and who 
are now, in their retirement years, entitled to decent housing within their 
income means. Insofar as the non-profit housing program eases the burden 
on those who have grown old, it is an important repayment of the debt 
which the country has acknowledged it owes to them and which this 


legislation also acknowledges. 
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We have acknowledged this need to assist senior 
citizens in many ways, not only by what we are now proposing to do 
by way of assistance to the non-profit housing groups to provide 
senior citizens’ housing, but also in the other measures which were 
proposed in the Speech from the Throne, as well as in the Budget 
Speech, relating to increases in senior citizens'pensions, increases 


in the guaranteed income supplement and increases in tax exemptions. 


In our desire to provide low-cost housing to senior 
citizens, over the past five years more than 37,000 units of housing 
have been built under the National Housing Act for elderly people, 
more than two and a half times the number of such units built in the 
previous 20 years. I repeat that during the last five years, more 
senior citizens’ housing has been built under the National Housing Act 


than in the previous 20 years. 


Bill C-133 makes it clear that the policy of the 
federal government is to assist and encourage this work to the greatest 
possible extent. We propose in the bill to make available to these non- 
profit organizations, low-cost loans to the full value of the housing 
they propose to build or acquire and, in addition, to make a contribution 
of 10 per cent of the capital cost of the project. That is to say, if a 
church, or ethnic group, or union wishes to build a senior citizens' 
housing development or low-cost housing development, apart from any 


provincial assistance that is available, we will provide a mortgage at a 
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beneficial interest rate for the full cost, and if the organization 
concerned needs a grant of 10 per cent to get them going, we will 


provide that. 


Those who have become involved in this program are 
aware many of these organizations need money just to get started. 
They require funds to develop their plans to the point where they 
can apply for a loan, for getting architects working on the project, 
worrying about where and how to acquire property, how to develop a 
strategy for the project, and so on. In such situations we are 
proposing by this amendment to give up to $10,000 in "start up funds" 


for this purpose. 


Alternatively, these non-profit housing groups can 
receive the loans and grants available under the residential 
rehabilitation program contained in Bill C-133 which I shall mention 
in a moment. That is to say, rather than a non-profit group building 
a new senior citizens' housing project or a new low-rental housing 
project, a non-profit group can acquire older houses or older multiple- 
unit buildings and repair them, get the repair grants that are provided 
under the legislation and in this way provide low-cost housing. I am 
going to maintain an active program of encouragement in this regard. 
There have been some small developments of this kind in Winnipeg, 
Edmonton and a few other cities, but this must be encouraged to every 


extent possible. 
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Giving money by way of mortgages, grants or loans to 
non-profit groups is not, however, the whole answer. I am very much 
aware of the tremendous amount of work, effort and worry that is involved 
for the volunteer workers in these organizations in planning and organ- 
izing low-rental housing projects, making them reality and managing them 
thereafter. I fully appreciate the magnitude of their contribution and 
I assure these groups that the skills and resources that they need will 
be made available within the capability of Central Mortgage and Housing 
Corporation. The reorganization of CMHC,which is now under way,will 
make it much more able to respond to local needs of this kind by setting 


up a special group to assist them. 


I should like to make one further proposal which I shall 
implement when the legislation is passed. There is,within these service 
organizations,a great wealth of expertise and experience in making these 
housing projects a reality and, among the membership, a great willingness 
to be helpful and to share their experience with others. I hope that 
when we are ready to get this program going, we will be able to convene 
a national meeting of all volunteer groups involved in non-profit housing 
activity in order to intensify the efforts in providing housing ,partic- 
ularly for senior citizens' groups. I think there is a need for pooling 
the experience and knowledge which they possess so that full advantage can 


be taken of these new provisions. 
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Also related to the provisions concerning the non- 
profit housing association groups are the amendments relating to co- 
operative housing in this country. I mention that they are related because 
I look to the co-operative movement and to co-operative housing if oleenenee 
to involve themselves with the provision of housing for those of low and 
moderate income. Western Canadians and the Atlantic provinces will be 
particularly aware of the part that co-operative organizations have played 
in the past in improving the economic condition of families both in the 
West and in the Atlantic provinces. In fact, in many areas of Canada co- 
operatives have been not just an economic instrument but part of the whole 
social and cultural development of the community. This is particularly 
true if one remembers what has come out of St. Francis Xavier University 
and from people who have worked there for many years. Housing co-operatives 
of one kind or another have a long, creditable and proud history in Canada, 
but for a number of reasons they have never realized, in my view, their full 


potential as a means of providing housing for people of low incomes. 


I have sensed among co-operatives in Canada in recent 
years a growing awareness of the possibilities of this method of creating 
and owning housing, especially for the needs of people of low and moderate 
incomes. I feel that these organizations, which are capable of meeting 
the needs of many special groups of people, deserve all the encouragement 
that we can give them in this legislation, and the legislation is couched 


so as to give them that encouragement. 
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While assistance to co-operatives has been available 

in the past from Central Mortgage and Housing Corporation, they have 
not benefited from a single and concise section in the National Housing 
Act outlining the programs available to them. A separate section of 
the Act is being created by Bill C-133 to encourage to the maximum 
possible extent development of co-operative housing - to use their own 
words, as "a third force in the housing market". Under this section 
co-operatives, depending on their type of operation, will benefit from 


the provisions of the assisted home ownership program or the non-profit 


housing assistance program. 


I have had an opportunity to discuss these proposals 
in Bill C-133 with representatives of co-operative organizations. 
They have expressed some concern about provisions regarding non-profit 
housing. They were concerned that references to corporations constituted - 
and I quote the bill - "exclusively for charitable purposes" might exclude 
co-operatives from assistance under this section. As a result, I am 
proposing changes to make it perfectly clear that bona fide non-profit 
co-operatives will in fact be eligible as charitable organizations, so 


they can take full advantage of these provisions. 


While I am on the subject of co-operatives, I should also 
like to mention credit unions. In my view, they are playing an increasingly 


important part in the financing of housing and, as rapidly as they are able 
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to qualify themselves, they should be used to the maximum extent 


possible to build houses for Canadians. 


The credit union movement is amassing a great deal of 
Savings through its members and is playing, as a result of these savings, 
an increasingly important part in financing of housing. As rapidly as 
they are able to qualify, we have been happy to designate them as 
Approved Lenders under the Act and to extend to them benefits of the 
Mortgage Insurance Fund. I strongly urge more credit unions, and 
particularly the central unions operating at the provincial level, to 
get on the bandwagon,both in the interest of their membership and in the 
national interest,to increase the flow of capital available for house 
building in Canada. Those credit unions which may have some doubt as to 
how best to organize themselves to get involved in the provisions of housing 
under the National Housing Act should talk to the Central Credit Union in 


Vancouver. 


In the province of Quebec the caisses populaire are 
acknowledged as an important element in the collection of savings for 
the provision of housing. Only yesterday I approved a central unit of 


the caisse populaire as an approved lender in that province. 


I mentioned at the beginning of my speech that we were 
concerned not only with the building of houses and the provision of four 


walls; we were concerned, and must be concerned, with the nature of the 
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communities we are building in this country. Therefore I turn now 
to the provisions of Bill C-133 which relate to the kind of neigh- 
bourhoods and communities we want in this country and how the 
federal government can assist in assuring good neighbourhood and 


community planning. 


I mention, first, the neighbourhood improvement 
program and the neighbourhood improvement provisions of Bill C-133. 
There are many neighbourhoods in Canada occupied by low and moderate 
income people where the housing is deteriorating, community facilities 
are lacking and the sense of community is in danger of being destroyed. 
The federal government believes that many of these neighbourhoods, with 
some financial help and some encouragement for the local residents, 
could be saved and could become healthy and satisfying places in which 
to live. At the same time, this program will have the effect of main- 
taining and improving existing housing - .particularly for low-income 
people - improving the quality of the urban environment and relieving 


the growth pressure on urban fringes. 


Working with and through provincial governments, the 
federal government will provide grants and loans to improve and rebuild 
selected neighbourhoods, to assist in planning and acquisition of land 
and to create parks, recreational and community facilities such as day- 
care centres where they are needed. It is in the older neighbourhoods 


that these kind of community facilities are lacking to a very serious extent. 
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The program will be subject to federal-provincial agreements which 
will spell out how the funds are to be paid out, how the residents of 
the neighbourhood will take part in the development and planning of 
the scheme and how new homes will be found for people who may be 
displaced because of activity arising from the program. This program 
is put forward in this bill as a replacement for the old urban renewal 
program under the National Housing Act which turned, in many cases, 
into a program under which bulldozers were brought in to bulldoze 
neighbourhoods and people out of the way. There are, surely, better 
ways of dealing with older areas in our cities and the neighbourhood 


improvement program is designed to meet that need. 


Coupled with the neighbourhood improvement program 
is the residential rehabilitation program which is intended to be 
used in repairing and improving homes for people of low and moderate 
income. We are all aware of the unnecessary disruption and suffering 
that results when families are uprooted and forced to leave older 
homes in which they have lived for years, or perhaps generations, 
because these homes have deteriorated below the minimum standards of 


health and safety. 


The moving of families and the destruction of older 
housing represents not only an emotional loss to the individuals 


involved but also an economic loss to society through the reduction of 
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existing housing stock. I believe that considerable leverage can be 
gained, not to mention the avoidance of unnecessary dislocation, by 
allocating money to the repair of deteriorating houses and the 
upgrading of their plumbing, electrical and heating systems. Loans 

and grants are also available to landlords provided they enter an 
agreement to control their rents. Generally, this program will be 

used in conjunction with the new neighbourhood improvement program 

but it also can be used, as I have mentioned, for non-profit housing 
projects and co-operatives. Under special federal-provincial agreements 


it may apply outside neighbourhood improvement areas. 


We are concerned with a program to improve the quality 
of our housing. CMHC and the government of Canada, over a period now 
close to 20 years have promoted research into housing and community planning. 
They have provided assistance to individuals and groups, fostered development 
and carried out some in-house research. There seems to be a need for the 
development of a program under the National Housing Act which will complement 
these purely research activities, motivated by active promotion and an 
improved program,provided for under this amendment ,which will include exper- 
imental projects, administrative projects and pilot projects, all to improve 


the design of our housing and the quality of housing and neighbourhoods. 
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Bill C-133 will empower CMHC to finance its own 
development activities and to enter jointly into such activities with 
others, as well as to accept risks associated with agreed innovative 
development projects undertaken by private and public groups. The 
Corporation proposes to collaborate closely with industry and other 
levels of government in initiating and conducting experimental 


endeavours. 


It is hoped that as soon as possible upon passage of 
the legislation, a structured series of experiments can be undertaken 
jointly with industry and other government agencies across the country. 
More specifically, because this is a new program,several areas of 
activity are considered essential, in my view, within the scope of a 
development program. These would include physical projects to be 
initiated or undertaken either within or outside CMHC; technological 
developments by way of encouraging the development of new products and 


efforts dedicated to improved productivity. 


More than physical projects are needed in developing new 
techniques. Money must be allocated and developmental projects must 
be initiated which concern themselves with the encouragement of the 
social and environmental aspects of housing by which to encourage the 
public to participate in the organization and the design of projects, in 
initiating demands upon the government and industry for new types of 


planning and new types of building. 
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To maintain and to improve the very high standard of 
housing in Canada there is a continuing need for a program of this type, 
a program of research and development. One unavoidable element of any 
experimental or innovative undertaking is the element of risk. Exper- 
iments, no matter how well conceived and planned, which fall short of 
the mark, cost money and someone must be around to pick up the bills. 
Wnile the private sector can be expected to shoulder a substantial part 
of the cost of research and development, in the public interest the 
public sector should be prepared to underwrite its shere of high risk 
innovative developments. The changes proposed through the present bill 
will encourage a systematic program of experimentation and will authorize 
Central Mortgage and Housing Corporation to undertake developmental 


projects or share the risks of experiments undertaken by others. 


There are two sections of the Act which I now would like 
to mention. One relates to housing for Indians and is almost in the nature 
of a technical amendment. Its purpose is to assure that all the provisions 
of the National Housing Act available to individuals or groups of individuals 
are available to native people whether they are living on or off a reserve; 
whether they are, to use the language of the Indian Act, status Indians or 
not. It is simply to make sure that whatever individuals receive by way 
of co-operative housing, low-rental housing or assisted home ownership 


programs, it can be obtained off the reserve as well as on the reserve. 


- os - 


to brebnsta dgii vey oni avorgat of bam nwantas ot : 
aaa etd = ms tgOrG 8 102 bova gntundsao2 & en atodd bes ce 
eon 30 3A nol ® abagitovace oso Anvaqaisvab bas domaseoy 20 iB TC 
—19qx3 sink 30 omar: ait af gaidssisbav avivevoant to f 194% 
Ww ade us dot omit bas beyieados Liew wor x933em on ¢asoemt 
wit ail qu askq 03 howors ad seum anoocme hn yaetom Jeoo vas ott 
118g eae & xvebiuote of bo¥osqxe ad aso 162088 osaviag ong, | 
sd3  Jastesal atiduq ald. at <anemgolsved hes dotssaet 2o Jaoo ae ; 
dul lata ta Stede 2if eye es od beisqeTq od bluode xtotoee ons 
Tita, qhseaatp 9h9. dauost bewoqaty sagan ont etasialanaa ovsavonnt 
sstrodjve litw bas nobasinsmtraqes % siatgorq oljismeteyé & egatuodas ite) 


isdasmqoleveb odsstebew oF foltszeq109 galevoH baa sgagstoOM 


-e7sdt0 {d doals7tsb0u adnemtreq%e Yo alatt sid stade X0e398 


P 
aal!l bLuow won I ¢ottiw 279A edd 20 evokioesn ows 916 sisdT - - 
stvisn ona mt docmita #) bns easibal xo? gntavod 01 esjsisz sn0 ; nohi nom oa 
enutetvorq oda fife jets oxueaes oF al eeoqtiq ear" -Ioombasms Isotadas3 6-36; 
‘elsubivibal to equors to SLabbivabes a3 siduttave ois gnlevoH Lanobiei sds te 
psyxeeet 6 tid to no golvt! os. vada yveredy siqosq stitsen 2 sldaiiave 9¥s) 
x0 etthePig] suse ,39A natbnl si Yo oynugnel 4d3 saa 02 ,ars Yodd sender: 
Yaw yd ovieo 4 elaubtytbnt wsvsaadw sadg ‘pive sdom oo ylqmte ef IT aot! 
giffargawo smo) batataes a0 frtabon fot0e71-wol .Sttievod svijersqo~-os 4 


“Ov7Te8Sy 91) oc as [isw en svrsest afd W920 baalkseade od no tt ceantaeagy 


= 


The last feature of these amendments is related to 
purchaser protection of homes. For most families a home is the 
largest and most expensive single item that they will buy during the 
course of their working lives. Yet generally speaking home buyers 
do not enjoy the same kind of protection and warranties as do 
purchasers of less costly items such as cars or television sets. 

As I said in a speech a while ago, you buy a $5 or $10 steam iron 
and you get more warranties and guarantees than when you buy a house 


for the rest of your life. 


To me, this seems incongruous and it is a matter to 
which I am devoting my attention. I expect to be able to announce 
before many months a national system of warranties for house buyers. 
In the meantime, I propose to amend the National Housing Act to 
deal with two aspects of this matter. Under the provisions, if 
accepted,if a builder goes bankrupt or becomes insolvent before 
completing a house which he has sold, the funds necessary for completion 
of the house will be advanced to the buyer through the Mortgage Insurance 
Fund. The other provision is one to make sure that when the home 
protection development plan is announced we will have the authority of 


the NHA to ensure that it is implemented. 


Bill C-133 is an indication of the concern which this 
government holds for the housing needs of all Canadians. The provisions 


which I have outlined demonstrate very clearly our particular concern 
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for the needs of low-income families and represent a substantial 
effort to solve many of the problems which these families face. 
They represent a substantial advance on the present provisions and 


programs under the NHA. 


With regard to funding, the point has been made that 
without the necessary resources the proposed legislation will not 
have the desired impact in solving Canada's housing and community 
problems. I would like to point out that during the past five years 
the federal government has been responsible for the provision of 
sufficient funds to construct more than 170,000 units of social housing - 
more than two and a half times as much as was produced in the previous 


20 years. 


We have allocated for the first year of operation an 
amount which we think realistically can be spent under those provisions, 
considering that many of these programs will be in the start-up stage. 

If the provinces, municipalities and industry are able to use up the 
funds which I will be proposing for this fiscal year,once the legislation 
is passed, further amounts could be transferred from other programs to 
meet the need. So far as I am concerned, the first job is to get the 
legislation passed and then to ensure that sufficient funds are available 


to carry out,in an effective way,the program which the legislation provides. 
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As I mentioned at the outset of my remarks, 
this legislation is a key element in the government's overall 
thrust to meet the legitimate expectations of all Canadians to 
be well housed in healthy and satisfying communities, whether 
they be in the country, villages, towns or the great metropolitan 
centres. This bill provides some of the legislative instruments 
to achieve this goal. They wiil be backed up by all the dollars 
that are needed to get the job done. I close my remarks by 
repeating what I have said many times before. These measures 
deserve and require the support and participation of all govern- 
ments in Canada and of people everywhere who have ideas, energy 
and enthusiasm to bring to the task of providing housing at 


reasonable cost to all Canadians. 
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Ministry of State Ministére d’Etat Central Mortgage Société centrale National Commission 


Urban Affairs Canada Affaires urbaines Canada and Housing d’hypotheques 
Corporation et de logement Commission Nationale 


Capital de la Capitale 


I am very pleased to have the opportunity to 
come and speak to this seminar -- first of all, because 
the Canwel system is something in which I have taken a 
keen personal interest ever since I assumed my present 
portfolio and the responsibility for Central Mortgage and 
Housing Corporation. 

(As a matter of fact, as some of my colleagues 
and officials know, I keep a jug of Canwel water in my 
effice.. They will testify, I know, that it is eminently 
potable -- with, or without, a little whisky.) 

More significantly, I find the whole concept of 
the Canwel. system exciting -- its potential effect on 
housing, and patterns of urban development in Canada is 
enormous. 

I am particularly pleased to be here today because 
this is where the idea may really take off. 

The idea behind the Canadian Water Energy Loop 
has been growing now for at least 18 years. I am proud 
that this new technology is a Canadian product and that 
Central Mortgage and Housing Corporation -- along with the 
Ontario Research Foundation -- has demonstrated the leader- 
ship, in Wales ive and imagination that was required to bring 


the system to its present state of development. 
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We are now at the stage where we need some 
new partners -- different kinds of knowledge, skills and 
enterprise -- to take us to the point where this ingenious 
invention becomes a practical, working product that can be 
manufactured, sold and installed in homes throughout Canada. 

You were invited to this seminar today because 
we believe that you are the kind of people who can pick 
up the idea and make it a solid reality. 

Obviously, I have nothing to contribute to the 
Scientific and technical conversations which you will be 
having during these sessions. Nevertheless, as a Federal 
Minister, I want to tell you that the Federal Government 
and Central Mortgage and Housing Corporation will continue 
to have a critical role in the further development of the 
Canwel system. 

The knowledge and expertise which we have accumu- 
lated over the past 18 years will be at your disposal, as 
well as the very substantial financial resources which we 
have committed for research and development aimed at 
preserving our natural environment and improving Canadian 
communities. 

I accepted the invitation to speak to you today 
because I want to offer mS , a challenge and to pledge the 
support of the Government to those of you who can accept 
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As a politician -- rather than as a scientist -- 

I would like to tell you, in a few words, the implications 
which I can see of a waste-recycling system such as Canwel. 

Obviously, there are incalculable benefits to the 
quality of our waters, air, soil and our energy resources 
in an efficient, economical system which re-uses wastes, 
instead of dumping them. In addition to the contribution 
it can make to our health and the quality of our surroundings, 
there are savings to be made in the reduction and eventual 
elimination of the incredibly complex network of water and 
sewage lines and expensive sewage treatment facilities. 

I know very well the cost of creating and constantly 
expanding the existing sewage treatment system because CMHC, 
Since 1960, has made more than 2,200 loans worth almost $570 
million to Canadian municipalities for building of sewage 
treatment plants and trunk sewers. “This program has been 
under review by an interdepartmental committee which is now 
in the final stages of its work. I expect that, among the 
recommendations of this committee, will be a new emphasis in 
research and development to improve existing technology and 
to devise new and better ways of dealing with wastes. 

While pollution and the conservation of natural 
resources will be a high federal priority for many years 


to come, waste disposal has other implications which touch 


are es Hous moreye paktoyoer~ -esjesw 5 se ae | 
92.03 aattened. olds luolsont 935 Stedt yy. ba ofvdO - Ss re 
asotuoee: upiens , avo bas. fioa yxLs .e19tew 3 a 
,2ede5w aonv-o1 doinw moseye isoimonooa prion edi) | 
solsudiztinos ant ot Sat athiee Al . mots eaiqnub to b tant 
»Spnibavorzve xawvo to yditsup eid bas ditlsed m0 oF _ 9asm Sad $i 


Bas xetsw to txowten xelamos yidtboxoni end to qoltaatmiie 


Q0idifiost inemssez4. epawon oviansqxs bas ht 
Yitnstenos bas piissexs to +e09° sis Llew ytev wont I 


isusneve Bis noljoubex ef3 ci aba ed oF apmbyse eis 


» SR. 1 1S 
\ OHMS sevsced metaye tremtssx3 epswae eniseixe edt CHAISE, 
OVER teomle dtxow eneol 006,56 asit siom ebsm est ,0deL oats 
apawee to peiblinud 102 esis tisqtoinsm asibsas) of sobitie © 
need asd mstpotq aidT -.erawer Anutt Ons adnsiq tnems6oxd 
wor ef doinw sottimmoo fssnemdusqobretni as yd weive: soba 
Si3 pnoms ,tsdt tosqxs I .xtow a4 tenaspede fenit ent ot 
mi etesdgme wen s ed [liw \S93timmoo eid to - enottsbaemnoze: 
bas ypolontiset paisaixe svozqni oF Itemaolsveb— bas von % 
-pesesw djiw pnifssh 20 eysw retded brs wen eviveb ot — 
fewer to notssvieznoo oft bos noljutiog eS 
BISSY, Yet t0t ysizoixig [stebst dpid s ed Perey renee 
dano3 foidw esottssiiqmi senso esr ———o AD. OF 


on my particular objectives as the Minister responsible 
fOr urban affairs and housing. 

I am very much aware just now of the rising 
cost of shelter which threatens to put good housing 
beyond the reach of many people who have a right to 
expect good accommodation at a price they can afford. 

Any developments which promise to provide people with 
essential services such as water, sewage disposal and 
energy at a more reasonable cost is of paramount interest 
co me; 

Another important element in the cost of residential 
land is -- not only the cost of services -- but the rate ae 
which serviced land can be made available, particularly in 
fast-growing metropolitan centres. Obviously, in a country 
such as this, there is no shortage of land; what is often 
lacking is an adequate supply of serviced land to meet the 
demands of a growing population. Where this lag occurs, 
there is a scarcity and market pressures develop to push 
up land prices. Any technology which can speed up the 
process of making land ready for people to build on, and 
live on, will help bring supply and demand into balance 
and stabilize prices. It seems to me that systems such 


as Canwel hold out this kind of promise. 
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Another of my objectives -- about which I 
have SOOKE frequently in recent months -- is the need 
for orderly, planned urban growth rather than unplanned 
Sprawl which threatens, not only to make our urban centres 
unmanageable, but to gobble up and destroy agricultural 
land and surrounding small communities. Obviously, the 
provision of services is an essential instrument in 
planning and managing urban growth. If new technology can 
make this instrument more flexible -- if it can put services 
on the ground more quickly and make available for housing 
land which can not now be used -- it will greatly enhance 
our ability to plan intelligently and effectively. 

I have been speaking until now largely about 
urban problems but waste-disposal technology has important 
implications, as well, for people living in rural and hinter- 
land areas of Canada -- and particularly in the North. In 
areas where housing is widely dispersed, the supply of water 
and the removal of waste is a serious problem. Sophisticated 
servicing systems are either impossible or economically 
unfeasible. The availability of efficient, inexpensive 
services is often the critical factor behind economic and 


social development or stagnation and decline. 
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These are some of the reasons why the Federal 
Government, and my Ministry in particular, regard the 
development of water and waste-handling technology as 
critically important. That is why we initiated the studies 
which produced the Canwel concept -- and why we are prepared 
to encourage, and invest in, the further development of 
this system, or similar systems and ideas. 

That is why Ll am inviting you today to participate 
in these discussions, to see the system in action, and to 
consider what its implications may be for you within your 
own scientific discipline, your own field of technology, 
your own particular expertise or lege of business. 

You may recognize the opportunity to begin develop- 
ing prototype models which will lead to a commercially market- 
able product. 

You may see the possibility of developing components 
of the system. 

You may find that the basic research which has led 
to the Canwel system suggests other applications and spin-offs 
which we have not yet envisaged. 

You may be inspired to strike out in an entirely 
new direction leading towards a new and better solution to 


the problem. 
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If you have a proposal to make, and you are 
ready to act, we would like to hear about it. If it has 
promise of being productive -- in any of these areas of 
activity -- we are ready to work with you. 

There are a number of possible arrangements that 
could be made about patent rights and licensing arrangements 
and we are prepared to be flexible and to accommodate you 
in whatever way will best serve the public interest. 

Many of you will be familiar with the wide range 
of research activity in the field of housing and community 
planning which has been supported with grants over the years 
by CMHC under Part V of the National Housing Act. That pro- 


gram is available in support of the kinds of activity which 


I am inviting you to consider. In addition, amendments are 
now before Parliament -- and are likely to be enacted into 
law within the next few weeks -- which will greatly strengthen 


CMHC's ability to undertake developmental projects and to 
underwrite the risks involved in experimental work under- 
taken by others including individuals, business firms and 
other organizations. 

Mr. Chairman: in concluding these remarks I would 
like to express my sincere hope that you and your colleagues 
will be interested and excited by what you see and hear 
during this seminar. When itis all over, if you feel 


you want to do something about it, please let me know. 
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I am delighted, once again, to have the 
opportunity to meet with representatives of Canada's largest 


level of Government. 


I am particularly pleased to meet with you here 
in this old and beautiful city which is so intimately linked with 
the birth of Canada. One cannot help being reminded, as one moves 
about these ancient streets, that the oldest and most continuous 
governments in Canada - the Senior Governments - are those of 
the cities and towns. There were organized governments, particularly 
on the Atlantic Seaboard and along the St. Lawrence River, many years - 


in some cases a hundred years and more - before there was a Canada. 


It has been brought to my attention that this fine 
meal is being sponsored by the Royal Bank of Canada rather than 
CMHC as in the past. I am pleased to note that the CFMM has given 
up making demands on the Federal Government and has decided instead 


to seek assistance from the private sector... . 


In any case, I appreciate your invitation to 
speak for it gives us an opportunity to consolidate the alliance 


we are building to attack urban problems. 
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These urban problems are, more than ever, 
the concern of all levels of government. The federal government 
cannot stand aloof. Urban problems are national problems and 


require national action. 


This action must, if it is to be effective, involve 
the policy instruments of all levels including such powerful federal 
tools as taxation, trade, industrial policy, immigration, transportation, 


and Lousing. 


This action must also involve the municipalities 
in a critical way. Your leadership on urban issues, based upon 
your unique knowledge and experience of Urban Canada, must exert an 
increasing influence on the efforts of all governments to come to 


terms with our urban problems. 


And this point brings up the subject of tri-level 
consultation. You will recall that, during your meeting with 
Prime Minister Trudeau in March, he pointed out that the tri-level 
process - which many people doubted would ever take place - is 
now, in fact, underway and is accepted by all three levels of 
government. As the Prime Minister reminded us, on that occasion, 


our job is to make it work. 
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It is a source of a good deal of satisfaction 
to me personally to have had a part - in the fall of 1972 - 
in arranging for the first tri-level conference ever held in 


Canada. 


Your president, Des Newman, - Fraser Mooney 
of Nova Scotia, and I have already worked out the agenda for 
the second National Tri-Level Conference this fall. The theme 
of this year's conference focuses on one of our most critical 


problems - the problem of managing urban growth. 


Within this theme we will be dealing with 
three important elements - land and housing, finance, and 


transportation. 


It is hardly necessary to say to a meeting of 


mayors that the problem of Managing Urban Growth is very real. 


When I was born in Winnipeg in 1932, the population 
of Toronto was about half that of the province of Saskatchewan. 
Today the population of Metropolitan Toronto is more than the 
combined populations of Saskatchewan, Manitoba, New Brunswick 
and Prince Edward Island. This growth rate has created severe 
problems and what happens in Toronto affects what happens in 
Newfoundland. There are more Newfoundlanders living in Toronto 


than in any municipality outside St. John's. 
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Similarly, the population of Vancouver, where 
my constituency is located, was 245,000 forty years ago. And 


today it's more than four times as much. 


The consequences of this growth are fundamental 


and far reaching. 


Within 10 to 15 years Vancouver - boxed in 
as it is by the mountains, the sea and the United States - wiil 
have completely exhausted its usable land. It simply will not be 


able to grow. 


On the Prairies, on the other hand, there will 
be a need for increased urban growth, particularly in medium and 


smaller communities. 


Rural depopulation is the corollary of 


concentrated urbanization. 


Montreal, the economic heart of Quebec, with 56 
per cent of the province's population, 65 per cent of its gross 
product, and 71 per cent of its manufacturing output, has its 
own unique problems. One of these, for example, is the fact 
that its major growth is taking place on the south shore. In the 
process, some of the province's best farm land is being permanently 


destroyed for agricultural purposes. 
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These changes cause a whole sequence of 
economic, social and political upheavals which have put established 
institutions under severe strains. You, the mayors of Canada's 
municipalities, know first hand what the consequences of such 


trends are. 


I could paint you a bleak picture. You have 
heard it before, and some of you have experienced its effects. 


Pollution: Congestion. Decay. Crime. Violence. 


It could be. But it doesn't have to be. 
You and I can see that it doesn't happen. 
Not me, by myself. 


Not you, by yourself. 


But all of us, working together: all of the 
governments, along with all of the private skills and resources 


we can muster. 


Let me mention some of the more urgent problems 


we have to deal with: 
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Financial problems. You have been very effective 
in telling me that your municipalities need more money. And I 
know that in high growth areas the demand for services places 
a tremendous burden on the local tax base, and in areas of 
declining population, decreasing revenues make it difficult to 
maintain existing levels of services. You will be discussing 
these problems at this meeting and the questions of federal- 
provincial and provincial-municipal finances will be on the 


agenda of the Tri-Level meeting in the fall. 


But I want to make it clear that we cannot deal 
with these problems only by transferring more and more money 


from one pocket to another. 


I wish it was that simple, but financial problems 


are not unique to any level of government. 


Social Problems. I have already referred to the 
social dislocation which accompanies both rural depopulation and 


urban concentration. 


Environmental decay. The high density of people 
and industry has resulted in increasingly high levels of air, 


water, land and noise pollution. 
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And the list goes on. We have a collection 
of commentators and academics who make good livings compiling 
such lists. It is the people in government, however - people 
such as yourselves - who have the ability and the responsibility 


to effect solutions. 


The more we think about it the more we must 
come to realize that to accept the present national trends is to 
accept nothing less than economic, social and political revolution. 
More than any other factor the pattern of Canadian municipalities, 
the form of our settlements, will determine our present and future 


life styles. 


We have - as a united country - the tools 
with which to manage urban growth - to allow us to enjoy the 
benefits of an urban industrial society without the disadvantages 


that stem from unplanned, uncontrolled, concentrated growth. 


The challenge demands nothing less than a 


truly national response. 


And by a "national response" I am talking about 
something more than a federal response. I don't mean that the 
federal government takes up the challenge and uses its policy 


instruments to pursue a solution single handedly. 
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It is of course true that the federal government 
has a large number of policy instruments which can be employed in 
the management or urban growth. Fiscal policy, economic policy, 
industrial strategies, regional policy, environmental policy, 
transportation and communication policy, and manpower and 
immigration policy - all of these policy areas possess instruments 


which are capable of influencing the pattern of urban growth. 


Some of the policies and programs the federal 
government is currently pursuing are designed to come to grips 


with certain urban growth problems on a national scale. 


Immigration policy is an important national 
instrument. To the extent to which the federal government can 
direct immigrants to desirable urban growth areas, the policy can 


affect the size of the problem we have to deal with. 


Manpower mobility is another policy instrument 
that has implications for urban growth. This policy can be used 


to take some of the pressure off high growth urban areas. 


Federal land management policy, and the 
government's land bank policy, are capable of dealing with some 


of the undesirable effects of rapid urban growth. 
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Similarly, three important policies that 
are just getting underway - neighbourhood rehabilitation, 
new communities, and railway relocation - are designed to 
meet the problem of urban growth - to deal with urban decay, 
to help rebuild the cores of our cities, to eliminate some of 
the pressure for downtown high-rise or suburban sprawl. These 
programs are designed to mesh with yours to combat some of the 


problems associated with urban growth. 


We are committed deeply in the area of providing 
technical and financial support for urban infrastructure; we are 
involved heavily in housing and housing projects; and we are 
ready to adopt new approaches to public housing, housing projects 
undertaken by non-profit organizations, and co-operative housing 


groups. 


But none of this means that the federal govern- 
ment is the first or only line of attack on the problem of 


managing urban growth. 


Even if the federal government gets more 
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directly ceed in the management of urban growth - if 
policies are created to encourage particular patterns of 
urbanization through incentives to individuals and families, 
to businesses or local governments - the federal government 
cannot, nor is it interested in, dealing with the problems of 


urban growth on its own. 


It is important that we recognize that each 
of us - including the private sector - has policy instruments 
which can influence urban growth patterns, and that these should 


be used. 


The management of urban growth is a national 
priority - a priority which will require the combined efforts 
of my government, your governments, the provincial governments, 


and the efforts of the private sector. 


The tri-level process may be an important vehicle 
for achieving this objective and that is why I am supporting it. 


I am very much aware that in urban affairs - as in affairs of 
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the heart - a certain amount of conversation is a necessary 
prelude to successful action. But I believe we are at the 
point where we understand each other's concerns, objectives, 
priorities and needs well enough to move away from generalities 


and get down to cases. 


The federal government, through the programs of 
the Department of Regional Economic Expansion, has made a strong 
effort to redress some of the inequities of unbalanced growth. 
The Industrial Development program, rhe Infrastructure program, 
the Social Adjustment and Rural Development programs, are all 
having an effect on the pattern of urban growth and settlement 


in this country. 


This is at the national level. At the provincial 
level, we need to quicken the pace at which provincial regional 
growth and settlement plans are developed and put into place. 
These plans are urgently needed if we are to have the right kind 


of framework within which to deliver our policies. 


But we can go beyond this. Re-evaluation of 
freight rates, for example, could be an important support to 
federal and provincial governments in managing the pattern of 


urban growth and settlements in Canada. 
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The small farm development program initiated 
by the Department of Agriculture could be co-ordinated with, 
and reinforced by, similar provincial programs, as one way of 


relieving both rural depopulation and excessive urban growth. 


Federal efforts to decentralize the operations 
of the government through regional offices, distribution of 
government purchases of goods and services, will also be important 
and could be complemented by similar efforts by the provinces and 


perhaps by the private sector. 


As the municipal level, there will be a continuing 
call for re-thinking of approaches to the location and form of 
growth. Innovations in design, construction and sub-division 
development will come about only if you ensure that regulations 
and by-laws are modernized and made flexible enough to encourage 


creative responses to real problems. 


The National Tri-Level process could be a new 
beginning for the governments of Canada. It is a tangible 
recognition that the pervasive problems of urbanization are 
national in scope and thus require the coordinated efforts of all 


three levels of government working together as partners. And 
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sitting together as equals. But tri-level consultations are 
clearly not in themselves the whole answer. They are only a 

means to developing new solutions to deal with our new problems. 

If our tri-level meetings develop into monotonous exchanges of 
already well known assertions and demands, competing constitutional 
theories, charges and counter-charges, very little, if anything 


will have been achieved. Our experiment will have been a failure. 


Nor will they work if, having played some part 
in getting the municipalities into the process, the federal 
government is told - by you or the provinces - that it has 


no part to play except that of a banker. 


Rapid and concentrated urbanization is not going 
to stop - at least not by itself. The social, economic, political 
and environmental consequences of growth are not going to go away - 
just because all three levels talk to each other about them. 
Another bureaucracy, tri-level or otherwise, is not going to resolve 


our difficulties. 


The challenge facing us at the next national 
Tri-Level Conference is to develop real solutions to real problems, 
Our success and the success of the tri-level process, will be 
measured by our ability to translate the results of that conference 


into action. 


Thank you. 
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In beginning the debate on Bill C-135 to provide 
additional financing mechanisms and institutions for the residential 
mortgage market in Canada and moving second reading and reference to 
the Standing Committee on Health, Welfare and Social Affairs, I do 
so with the assurance that all members of this House share a very 
deep concern about the problems within the country relating to hous- 
ing, and a deep concern about the very real urgency in introducing 
new measures relating to housing and to the mortgage lending field. 
The House certainly exhibited that foneeee and sense of urgency this 
afternoon in passing Bill C-133. I thank hon. members for their co- 


operation in putting that bill through this afternoon. 


We are now dealing with a second bill which relates 
to housing. The events of the last day or so have surely highlighted 
the problems currently facing this vital area of national development. 
In this bill we have an opportunity to provide direction and relief as 
well as assurance that our future residential mortgage activity in this 


country will not be limited by a shortage of mortgage funds. 


Corporation et de logement Commission Nationale 


om Po 
Wek ee 


| “abivera bs et1-0" rae ao ond antintanle 
4 Inkraebesd add “oY ahobavstsen! ben axotmasae gana” nok2 Ebbw 
99 aons38¥97 bas galbsss daosse gntvom bak absnadnmt Jedtam -sgegszoM 
ob 1 jertetaA fefsoe Sna s1siLsW isLssl mo 9923.4am09 anthas32 9f3 
Yisv 6 stede sav0H, aids to arsdnam [Le jad? sonetwees ed dike i 
evo, o3 garisiot (x3nu09 9d3 atdotw amelidora ais jyods mzeon09 qoob 4 
anioubotant al yousgiy Leer yTev sd3 jvods ms2n09 qeeb 8 bas «gmk | 
-bisit gatbusi 9gsgij10m si3 04 bi Sabevod of gatgaiex eviuasem wsa | 
2id3 ysfegstu to sense brs irrepneo. tery bsitdid«s, ylatsixs9 savoH edT 
709 Ties Tal exedmom .fof Amad3 I .EEI-D0 [128 gnteasg at soommertl -% 
noomisite efra dyporda iftd ted? gotsauq ot nokssrego a 
astels: dyidw Liid Bads9e so dtiw antlesh won sts oaW ; 
beadetidgid yisiwe svar os 10 yeh deal offs lo adasvs ed? .gotesod 03 | 
Sovaqelsveb (mootsen 36 set Isdty etsy atiost yisaeetinn emefdorg odd 
6 Ioties brs nolgooTtb shivovq 09 yatnuttogqo as svad aw [itd atdd al 
aids af yitvisoa essatz0m iaitmobles: sauzut a0 Jada eoaetuees es Llow 


@hmwt agagss00 10 Sgnsuoda & “d heiinil sd son iiiw yTjaves 


As recently as four or five years ago the total 
investment in new housing in Canada was in the order of $2.7 
billion annually, representing funds provided by the financial 
institutions, by governments and by individuals including down 
payments on owner-occupied housing. We are aware that since 
then the construction of new dwellings in this country has accel- 
erated rapidly. Dwelling starts last year reached a record 


250,000 units exceeding all suggested targets. 


We know at this point in 1973 that we can say 
with complete confidence that that number of 250,000 will be ex- 
ceeded in 1973 and that we will be exceeding our targets in terms 
of construction. We know too that just to keep pace with new 
family and non family formation and the replacement of dwellings 
that are removed from the housing stock for one reason or another 
we have an estimated need for some 2,400,000 new housing units in 
the decade ending in 1981. A housing performance of this magni- 


tude will require the investment of many billions of dollars. 


The prospect we face is an investment in housing 
in excess of $5 billion annually. If that level of investment is 
to be reached, we must encourage and facilitate the flow of more 
private capital into residential mortgages. It is for these rea- 


sons, to maintain and to enhance the flow of private capital into 


Corporation et de logement Commission 


Nationale 


mob: Sidon siudbeivibnl vd bas ear 
“gonte oats oxewe oie of -gntevod bata 
“Sense mast etaethes ately ak agnablen® wen See tadus: 
bropst 5 badger rs9y Jasi ettete gabifiar , 


se29R%B1 bedesggue Tle owt 


yee neo sw 3sil3 ese xt antes etis 16 wand at oe 
-x4 ad [fiw 000,082 tc tadmun $53 Jed3 osngb Fines digieue is " 
amtga nF ajogrnt iw0 gnibseoxs sd Iitw ow gerd bas eX@k at bs » 

‘wen daiw 4284 qoo0r o3 jeut gerd 093 wont 4W nottquxzeti0s Yo 
egniliawbh to dasmecsiqs1 ada bhe notiqmro? yiheest non bas ¥ ‘me 
tortonh 10 ngessr 9n0 147 #5032 aerees ad aio bovomex 9x8 ders 
ak atinu gatevorl wan 900, 008.5 omio8 102 bes boramtsas ' a6 8 sd a 
~ingem atds to soanmrotteq yntavor A [BOL at gntbss abeseb. 1 


«7isifob Jo énoliiid ynem to Jnamteevat sd2 axrtupet ILiw pats 


= ar ae _ Oo 
Qatevod nt tnewiaeval ne el sont sw joeqeotq SAT x 


<—- > 
2i Inemtesvat ic Level gen? II . eLlavanes nollie 22 ‘to eadsxe.| 


gtom 20-welt ory syn2tiios? bap sgstuoons aii ow -borioes <1 gaa 


’ 


=691 s¢af3 Yo) Gi 31 .aeyegitom Istsusbteas ont ingiqeo dave: “= : 


D rar.’ 4 = 


o3nt Iasiqns siaviza to wolt off soondas oF bas ntatatem o3 ,a2n0e 


residential mortgages, that the bill before us is designed to 
contribute directly to the achievement of our housing require- 
ments by stimulating the flow of private mortgage funds for 


housing. 


Any increase in mortgage lending rates is of 
great concern to me as minister responsible for housing. In 
our discussions this afternoon with regard to Bill C-133, I 
believe I made it quite clear that the directions we are taking 
in meeting the housing requirements of low-income people will 
create a heavy demand for increased direct investment of govern- 
ment funds. These funds will be available and, where necessary, 
the use of subsidies to reduce interest rates,will be utilized 
to bring financing costs within the capabilities of a much wider 
band of lower income Canadians. To carry out its intention with 
respect to lower income people under the National Housing Act, 
it is absolutely essential that government not be required to 
fill any gaps in the private lending field. The greater part of 
the middle-income market depends on private financing in the 
housing field, and if this area is not adequately served then 
the new initiatives proposed by the NHA amendments will not be 


capable of accomplishment. 


In recent months the supply of private mortgage 


funds has been very buoyant, but unless action is taken now we 
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will have no assurance of future funds for the housing market 

in the volume that will be required. The demand for new housing 

is strong at all levels of income, and Bill C-135 is designed to 
provide the kind of support to ensure new residential construction 
will continue to meet the need in one area while government funds 
can be directed to another, such as assisted home ownership, repair, 


rehabilitation and land assembly. 


This is the problem to which we have addressed our- 
selves in bringing forward the residential mortgage financing bill. 
Its overriding purpose is to improve the flow of private mortgage 
investment, and to the extent that it is successful in meeting this 
objective, it will be an aid to residential construction in general 
by reducing the costs of financing which are so important in the 
budgets of those who invest in housing whether they be landlords or 


home owners. 


I repeat that increased housing output, financed 
privately, has the double advantage of directly improving housing 
conditions and at the same time making it easier for the federal 
government, as a very important participant in the business of res- 
idential funding, to continue to direct its own capital to the 
benefit of those who are in the greatest need of help, namely, low- 


income people. 
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The proposed legislation is intended to create 
institutions which will operate competitively on the private market 
and prompt a-greater degree of private investment in mortgages and 
real estate. The over-all effect of these new institutions should 
be an increase in the supply of private mortgage funds from the 
capital market. In addition, some relative decrease in the level 
of mortgage interest rates is anticipated as compared to the yields 


on other types of financial instruments with which mortgages compete. 


While it is very difficult to predict either the 
extent of yield shift that might take place, or the net amount of 
investment that might be directed into the mortgage sector, even a 
modest relative shift toward mortgages would involve considerable 
amounts of money. Let us look, for example, at the trustee pension 
funds, where possibly the greatest potential lies, which represent 
savings of Canadian workers. More than $500 million would be made 
available for residential mortgages from a further 5 per cent of 
assets placed in residential mortgage investments by trustee pension 


funds. 


This would still only mean a commitment of 15 per 
cent of assets compared to over 50 per cent for the life companies 
and nearly 60 per cent for the trust companies. The point I am 


making is that the trustee pension plans are investing about 9 per 
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cent of their assets and are committed to real estate mortgages. 
"ECS per cent were increased to 15 per cent, which is still a 

very low figure, it would make available for residential mortgages 
a sum in excess of $500 million annually. In commending these 
measures to hon. members, I do so with the assurance that support 
exists within the investment community for the measures and that we 
can anticipate a substantial flow of private funds into residential 


development. 


With respect to the idea of a residential mortgage 
exchange corporation, representatives of all classes of mortgage 
investors have expressed strong support for the creation of an active 
mortgage trading facility and the additional liquidity which such a 
facility would provide for mortgage investments. Pension funds in 
particular, which I have already mentioned, have seen the need for 
increased liquidity, and they represent one of our greatest possibil- 


ities for increasing the flow of residential mortgage investment. 


In summary, some of the problems identified by the 
task force that studied this whole matter in making recommendations 
to the government, in the interdepartmental committee that has worked 
on this matter, and in seeking ways to ensure additional new private 
funds for housing, included; first, the lack of liquidity of mortgages - 


which in comparison with stocks or bonds - are not as easily purchased 
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or sold on the market; second, the difficulty of dividing mort- 
gages into shares to enable smaller investors to participate; 
third, the large sums of money required to achieve diversity in 
making mortgage investments; and fourth, the unfamiliarity of 
potential investors - such as pension funds - with the 


mortgage market. 


To help resolve these problems and to make 
residential mortgages competitive with other forms of investment 
and thereby attract private savings, the bill proposes the estab- 
lishment of a federal mortgage exchange corporation and provides 
for new private institutions to be known as mortgage investment 
companies. The federal mortgage exchange corporation, which in 
common parlance has been called a mortgage bank, will be a Crown 
corporation responsible to the Minister of Finance. Since it will 
be subject to the Loan Companies Act, it will come under the normal 


supervision of the Superintendent of Insurance. 


The primary purpose of the corporation will be to 
buy and sell residential mortgages and thereby encourage increased 
investment by institutional investors in residential development. 
It will also be empowered to make loans to private mortgage insti- 
tutions for terms up to one year on the security of residential 
mortgages. The development of an active secondary market for mort- 


gages and provision for short-term loans should prove effective in 
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attracting more institutional funds to housing. 


The bill provides for the federal government to 
be the sole shareholder on incorporation of the federal mortgage 
exchange corporation, and for administration to be carried out by 
a board of ten directors appointed by the governor in council. 
The federal government will invest - as the bill provides - 
$100 million in shares of the corporation to provide it with oper- 
ating capital and may make loans to the corporation in the additional 
amount of $300 million. To establish a quick trading base on com- 
mencement of operations, approximately $200 million of the loans will 


be mortgages now held by Central Mortgage and Housing Corporation. 


By amendments to the Loan Companies Act and the 
Income Tax Act, the bill also provides for a new form of Canadian 
financial institution - the mortgage investment company - which 
is intended to make investment in residential mortgages and real estate 
more accessible to the smaller investor. It is extremely difficult at 
the present time for smaller investors to make this kind of investment. 
Unlike investment in securities through mutual funds, mortgages and 
real estate investments are legally and administratively cumbersome to 
split in such a way that investors can become owners of separate, 


divided interests. 


Backed by expert management service and the security 


of a diversified portfolio, mortgage investment companies will be able 
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to provide opportunities for the smaller investor to participate 
in mortgage and real estate investments on much the same lines 
as the mutual funds, and in this way attract new savings into 


residential mortgages and real estate investments. 


All investment of mortgage investment companies 
would be restricted to Canada and at least 50 per cent of assets 
would have to be in the form of mortgages on residential real 
estate or cash. Exclusive of real estate acquired through fore- 
closure, investment in real property could not exceed 25 per cent 
of total assets. While the liabilities of the company will be 
limited to three times capital and surplus, the ratio may be in- 
creased to five times capital and surplus where at least two-thirds 


of the assets are in the form of residential mortgages or cash. 


Subject to a large minimum housing component in 
the over-all distribution of assets, mortgage investment companies 
will be able to make both residential and non-residential real 
estate and equity investments, the non-residential component being 
permitted to provide investors with greater diversification and 
growth potential. Normally, a company would invest the majority of 


its assets in mortgages and rental properties. 


The legislation, as hon. members will realize, 
proposes tax conduit treatment for mortgage investment companies, 


permitting the income of the company to flow through for taxation 
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in the hands of the shareholders. The tax conduit treatment 
will be available only for earnings passed to shareholders with 
undistributed income taxed at full corporate rates. Income 


would be distributed at least annually. 


Hon. members may well ask why we need a federal 
mortgage exchange corporation and new types of mortgage investment 
companies when real estates investment trusts are already func- 
tioning in the Canadian investment market, operating under provincial 
trust laws and under rules of the stock exchanges. There are good 
reasons for this new federal approach to mortgage financing. Real 
estate investment trusts have been around in the United States for 
some time and, while they have generated a substantial private invest- 
ment, the application of this form of financing to the Canadian market 
is relatively new. In fact, there are only four real estate investment 
trusts operating in Canada today and all four were formed after the 
introduction - during the last parliament - of Bill C-209, the 


predecessor of the present bill. I suggest that this is a measure of 


— 


the importance that the financial community attaches to the significance 


of this current legislation. 


I also believe that while Canadian real estate invest- 
ment trusts will become an important vehicle for the generation of 
private investment, the mortgage investment companies contemplated by 


the bill will provide a substantially simpler corporate counterpart and 
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both will have the objective of trying to increase the flow of 


mortgage funds by attracting the smaller investors into the 


mortgage market. 


May I say that four investment trusts are oper- 
ating in Canada now. T-D Realty Investments, equally controlled 
by the Toronto Dominion Bank and McLeod, Yound, Weir and Co. Ltd.; 
BBC Realty, which is owned by the Bank of British Columbia; BM-RT 
Realty Investments, owned by the Bank of Montreal and the Royal 
Trust Company; and Heitman Canadian Realty Investments, which is 
owned by the Heitman Group Incorporated of Chicago, Illinois. 

They are operating in this country under provincial laws, without 
any federal corporate structure, and if this bill is not proceeded 
with they will of course continue to operate in the market without 


federal legislation covering their operations. 


So while some may say we should not have mortgage 


investment companies, stopping this bill will not stop the real 


estate investment trusts from operating. ‘By stopping this bill, they 


will be preventing a very useful financial mechanism in the exchange 


corporation from encouraging trustee pension funds to enter more into 


the residential mortgage business and they will be preventing smaller 


investment companies from being incorporated under the provisions of 
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I do not propose to make a lengthy statement 
on the provisions of Bill C-135 which I hope will be referred 
quickly to committee for examination. I believe that all hon. 
members share our concern with respect to the financing of 
future housing requirements and appreciate the need for greater 
participation by private capital in financing new housing 


construction. 


The government will continue to direct its funds 
for housing into areas of greatest need, and this encompasses the 
whole range of housing for lower income families, the elderly, 
students, and disadvantaged groups. But housing must also be ac- 
cessible to the middle-income, average Canadian if the over-all 
demand is to be met. It is here the private market must be able 
to make an effective response. I suggest that the legislation 
before the House in the form of Bill C-135, providing for the 
establishment of the mortgage exchange corporation and mortgage 
investment companies, is a substantial effort to assist the func- 
tioning of the private market and to assure an additional flow of 


Canadian savings into residential mortgages. 


It was with a sense of urgency that we passed 
amendments to the National Housing Act. It is with an equal sense 


of urgency that I speak tonight, hoping we can add these two new 


Corporation et de logement Commission Nationale 
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financial mechanisms to the tools we have to attract money into 
housing in this country. It is a matter of urgency that this bill 
be referred to committee where the important issues raised by it 
can be discussed and examined in detail so the issue of assuring 


the flow of capital into residential mortgages can be tackled. 


At the beginning of my speech I pointed out that 
we are going to need some $5 billion a year in investments in 
residential mortgages and residential construction if we are to 
meet the housing targets for Canadians. These two instruments, 
the exchange corporation and the mortgage investment companies, 
are essential tools in reaching that $5 billion. It is a matter 
of urgency that we achieve that goal of $5 billion worth of savings 
going into housing. These two new institutions will make a 


contribution to that end. 
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IMMEDIATELY 


(MARKS BY 

JE HONOURABLE RON BASFORD, 

(NISTER OF STATE FOR URBAN AFFAIRS, 

) THE 

JMMUNITY PLANNING ASSOCIATION OF CANADA, 
\NCOUVER, BRITISH COLUMBIA, 

\TURDAY, JUNE 23, 1973 
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I would like to begin by thanking you for the 
opportunity of meeting and talking with you today. We 
Bbaven alot to talk about. and a lot to share. 

We share the objective which you in the Community 
Planning Association of Canada have described for yourselves 
as: "to improve the quality of the environment in which 
people live". 

That, in the broadest sense, is the objective of 
the Federal Government, and of my ministry, in the field 
Sr housing and urban affairs. 

As I have said repeatedly, in Parliament and 
elsewhere, Federal Government policy is founded on acceptance 
of the right of every Canadian to be well housed, at a cost 
he can afford, in a healthy and stimulating community environ- 
Ment . 

This right imposes on government the responsibility 
to see, first of all, that there is enough housing, of the 
right kind, to meet the needs of a growing population and to 
ensure that it is within the economic reach of the people of 
Canada, no matter where they may live, and whatever their 


income. 
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We realize sees. YOlsGo. ——) Phak 4f is) aot 
enough simply to give people access to shelter, that 
people live, not just in houses, but in communities, 
which must help them to achieve their greatest possible 


social, cultural and economic development. 


CMHC's Changing Role 


This perception about people's right to good 
housing -- and the action that must be taken to make that 
right effective -- requires some far-reaching changes in 
the way the National Housing Act is administered and the 
way in which Central Mortgage and Housing Corporation is 
Organized to do its job. This has resulted in a new 
concept and a new role for CMHC. In my view it is -- 
rather than just a mortgage banker -- the instrument for 
Federal Government social policy in the field of housing. 
This I have made clear in the House of Commons and this 
is clearly understood by the new president, Mr. Bill Teron. 
At the same time, CMHC is undergoing a corporate reorgani- 
zation which emphasized the decentralization of decision- 
making authority to the local level, in order to make the 
corporation more sensitive and responsive to local needs 


and local priorities. 
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Central Mortgage and Housing Corporation, 
Since the early post-war years, when it was charged with 
catching up with the tremendous demand which accumulated 
during the war, has played an important and significant 
Part in the evolution of housing “and housing policy in 
Canada. Although its role is changing, with the changing 
needs of the country, I am determined that the Corporation 
will remain --“e's “it'has ‘throughout its History =~ “at the 
leading edge of exploration and development of technical, 
administrative and social innovation in’ the’ field of 


housing and community planning. 


HOUSING BeC. 773 


The title you have chosen for this part of your 
program,;isi Housing B.C. “J3'sir-the dmmedhate)cheusing 
problems which we are facing now in British Columbia. I 
want to talk about that subject for a few minutes and I 
can readily identify five priority problems: 

+ ewTthe jf uSticksywihe cost,jof jhous ing rr mebhe 
unacceptable rate at which housing prices have been rising. 

* Second, and closely related problem, is the 
lack of serviced urban land, where and when it is needed 


to meet the housing needs of people in all income ranges. 
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eit d iS .the supply of housing <— the 
problem of providing enough housing, of the right kind, 
Loumeet, the needs of a growing population. 

Fee ouGth is making sure, not only that housing 
and land is available, but that people -- particularly 
low-income people -- have access to it. 

* And, finally, making sure that people can 
occupy and enjoy their housing in a community that is 


safe, healthy and responds to their individual needs. 


Housing Costs 


Let me deal now with the first problem I mentioned 
poet eing housing!’ costs: “i want “to say plainly thar, fie 
Situation is intolerable -- not only for low-income peoptie 
who are perhaps the hardest hit but for middle-income 
families as well. 

How serious is the problem in British Columbia, 
and particularly in Vancouver? There have been many 
attempts to measure rising costs in dollar terms and 
these estimates vary widely, depending on what kind of 
housing you are talking about and what geographical area 


you choose. 
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One fact 1S quite clear: between 1971 and 
1972, lot prices for NHA single-family detached houses 
increased by 18.2 per cent -- compared with the national 
average of 9.9 per cent in the same period. In this 
particular example, Vancouver rates went up at almost 
twice the average. Another indicator is the vacancy rate. 
in apartment buildings. A survey that is now going on is 
expected to show that the proportion of vacancies is close 
to one-half of one per cent -- in effect, apartments are 
virtually unobtainable. 

Perhaps the precise measurement of the problem 
is not very important. Everyone who is looking for a place 
EO Live Knows hat the situation 1s very tight. 

The important thing is to find a remedy or -- more 
likely a set of remedies -- that will help put the lid on 
rising housing costs. 

I only wish there were -- as many people suggest 
to me -- a single remedy. The causes of rising costs are 
numerous and so are the possible measures to control them. 
Gost increases ere not causéd simply by the activities of 
greedy speculators -- although they may be a factor. Or 
from the failure to produce serviced land -- although that 
ZS certainly a factor. Other elements include the population 


shift to large high-cost metropolitan areas; the increasing 
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concentration of land in the hands of a few firms who 
can afford the high Capital investment that is required 
for the development process; rising cost of wages and 
materials involved in construction; the rising rate of 
new family formation; people's rising expectations about 
the size and style of house they want and their willing- 
Hees tO pay for it —— all of these factors, and more, 
enter into any sensibie analysis of the situation. 

Bill C-133 will tackle some of these problems 
and, in addition I have instructed Central Mortgage and 
Housing Corporation to produce further proposals. 

I expect these proposals: will deal with the 
whole range of measures which lie within the Government's 
hands including, for example: 

* Taxation measures which could encourage the 
immediate development of land being held for speculation 
or penalize unwarranted speculation. 

* Additional measures to increase the availability 
of capital for investment in housing and to influence interest 
rates. Bill C-135, the Financial Mechanisms Act, is now 
before the House and I am hopeful that it will be dealt with 


quickly so that it can begin to have some effect. 
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* Increased government intervention in land 


ownership, including the direct participation of CMHC 
in housing development. 

* New approaches to income redistribution 
including alternative methods of subsidizing the housing 
costs of low-income people. 

In fact, I have asked that every possible course 
Of action -- no matter how far-reaching -- should be 
evaluated as an instrument for bringing housing back within 
the economic reach of ordinary people. While we are taking 
Riese sleps~however,. Ind¢hink it, as, evidents thatiisdamad ar 


efforts must be made by the other levels of government which 


-- in many ways -- have more direct control over some of 
the cause of rising costs. The problem of housing costs -- 
like other housing problems -- will not be solved by one 


government acting on its own. 


Supply of Serviced Land 


As I mentioned a moment ago, the availability of 
serviced land is one factor -- though not the only factor -- 


in the rising cost of housing and is a major obstacle in 
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meeting housing needs, particularly in the larger centres. 
It is very evident here in Vancouver, where we are boxed 
in by the mountains, the sea and the United States. 

Within 15 years, Vancouver will have run out of usable 
land. It simply will not be able to grow. 

There is not enough serviced land being made available 
meer even Our present demand -- and, for that, governments 
must accept a large share of responsibility. It is govern- 
ment which makes zoning decisions, sets sub-division 
standards and extends trunk services to open up land. I 
am not laying the blame at the door of provincial and 
municipal governments; on the contrary, I am trying to 
understand their problems so that the Federal Government 
can help them in the most effective way. 

In spite of the complexity and difficulty of 
speeding up the land development process, we can make some 
headway immediately by working together. 

During the Federal-Provincial Housing Conference, 
Mmproposed, and the provincial ministers agreed, .Gn the 
need for an intergovernmental land strategy to help put 
the lid on rising land costs and to assist with the planned 
Management of urban growth. Those plans are going ahead, 
with encouraging co-operation from the provinces. 

Other measures can be taken, in the short-term 


which can have immediate effects. 
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All public land held by the Federal Government 
is now being examined in terms of its potential for 
residential development and, where it seems Suitable, 
plans are being developed to get it onto the market. I 
have asked the provinces and the municipalities to do a 
Similar kind of stock-taking. I am encouraged by the 
recent initiative of Mr. Lorimer, here in British Columbia, 
who has requested this kind of inventory from B.C. muni- 
Cipalities. 

As you know, I recently announced the acquisition 
of Granville Island by Central Mortgage and Housing Cor- 
poration, primarily to meet the public needs of the future 
residents of False Creek Basin. In taking this action, I 
hope it will encourage other public and private development 
in the False Creek area and I am thinking particularly of 
the 100-acre parcel held by the City of Vancouver. 

Meantime, as you are aware, the federal-provincial 
partnership is holding 640 acres of land in North Vancouver 
-- the Blair Range -- much of which could be available for 
housing purposes and could have a significant impact on 
Vancouver's housing problems. Development of this site has 
been stalled by the failure of all of the governments concerned 
to agree on a plan of action. In view of the present housing 
Situation, I feel that any further delay in resolving this 
issue would be intolerable and I have asked for a meeting 


of all of the parties concerned at the first available 


opportunity. 


veltin tive ells +i eis diet 
T Faoenan Se rchnss ti Sop acetal amine 
& Ob oF asitileqroinum ont bas esontvorq HF 09: . : 

att yd epszuesths ms T Bite teeite Yo brik 16Lh 
‘stdiuneo Aeisise ni sxe \xsmber wm ae Sviseis tat Se 
-inom .0.8 moni i to Bain pind betesupet a 
yk! _ mane 

mt SAE anid bsoavonns visnesss I ,wonw voy i tin 
-309 palevol Bas speptieM Lexinsd ya boelet sitive 
euutu? sit Io ebsen oifdia sid teem oF yiksemiag | 8208 
1 ,sofdo5 eBids palates at -riesa Asex) sefet 40. esr 
tasmgoleveh sisvizg bas Sifdye xsdto sparidone Pee 
to vltstpors16g potiainaidt mb 1 Boe seus Aee1D selst fas: ye 
“revioons¥ to YIL9 SAY Yd Shad Teoxsq oxoelour's 


Letonivory-leyshst odd \STBWS S16 voY an ,omisnssM 7 


7h 


tsvooonsyY AdIOv Gi bast to sstss Obs meth ior ail qiders SLs 

zat sldelteve sd Bivoo doitdw to Asom <=  epasA asia we 

no Jonomi tiusdsitinote s ovsh blu Bas eseogzuq er ef 

asi sti ein #0 tnantqoLsysa sabtdony potevond e191 
Senweas(167) adnamaxsvop Sdj to I[fs6 to Stylis? sft yd £ 32 ne: 
etievon Jnsas1q.sd4 %o weiv AT -NOLiI95 to nelg roan 
eis ptiviozex ni yeleb sadd¢ryt yns 26d¢ Lost F .notsi 


pnissem s roi pees eyed I bak oldszereyal rate a 
eldslisve taxi% sit 38 benweones aeisxsq edt to ffs % 
‘ " a: 


We are prepared to join with the province, or 
any municipality designated by the province, in an 
immediate program of land acquisition and servicing, 
particularly if steps can be taken to speed up subdivision 
plan approval. 

imetiat connection, I announced Garlier thie year, 
a Federal Government commitment of $100 million a year for 


the next five years for land assembly, including land for 


new communities. I had expected an immediate response 

from provincial governments, who have been calling for 

| even larger allocations of land assembly money, but, so 
far, there have been no indications that the provinces 

are ready to put these funds to work. 

It seems to me extremely important that all 
three levels of government should act together to make 
the best possible use of the new NHA provisions that 
Support developmental or pilot projects to make the most 
efficient use of residential land. These new measures 
give CMHC more scope to become involved in this kind of 
innovative project and to assume some of the financial 
risk that is necessarily involved. 

The possibilities Of this Kind “oF activity are 
almost endless and have a tremendous potential. I am 


thinking, for instance, of experiments with different 
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kinds of multiple housing which offer an alternative 

to high-rise, ways of integrating new housing into 
existing older areas, low-energy projects which will not 
contribure to. pollution, ways.of testing .the,.reactions 


of residents to new housing forms and designs. 


Housing Supply 


I would like to deal now with, the third problem 
Reade PEOD Lem of ensuring enough ,housing of ithe wright 
kind to meet the needs of a growing population. 

In the decade ahead, we will have to anticipate 
and provide for the needs of perhaps 350,000 new households 
in British Columbia. We can meet that demand in two ways 
-- first, by creating new housing and, secondly, by making 
the best possible use of the housing we have, through 
rehabilitation and improvements to the community environment. 

You, are..all aware, 1. know... of. the. important work 
Chiat has. Gone Ot gen and is going,on, =m ay wehe Strathcona 
district of Vancouver, in the area of rehabilitation and 
neighborhood improvement. 

The problem, however, is not simply to augment 
and improve our housing stock. We also must consider 
where this housing is to be located, what kind of housing 


Pt will be,.and. who. wild gets into, it. 
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To do that, we need much more information, 
and more precise information, than exists now at any 
level of government. What are the real housing needs 
of the people of British Columbia -- in terms of the size 
and form of housing, the needs of families and individuals, 
the requirements of special groups of people? In British 
Columbia, for example, we need to know how we must respond 
in terms of numbers, location and design, to the particular 
housing needs of elderly people, native people and rural 
families, as well as the general urban population. 

I proposed at the Federal-Provincial Conference 
on Housing in Ottawa last January, a nation-wide analysis 
of housing needs in a form that can be used by all levels 
of government. The Federal Government has committed $1.5 
Million for this purpose. I have since written to all of 
the ministers on this subject and our,plans are moving 
ahead in those provinces where there has been a positive 
response. I am hoping to hear very shortly the extent to 
which British Columbia is prepared to participate in this 
work which will establish the guidelines for housing 
activity for the decade and beyond. 

I would like to make clear to you, however, -- 
as I have to the provincial ministers and the municipalities 
-- that this process of study and analysis is in no way a 
substitute for action. The broad dimensions of our housing 


needs are already apparent and our first concern must be to 
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get on with the job of building and getting good new 


housing into place. 
Access to Housing 


The fourth problem I mentioned was to ensure -- 
not only that enough housing of the right kind was available 
in the right place -- but that it was accessible by people 
who needed it, particularly low-income people. 

The urgent necessity to provide low-income people 
with access to good housing and the widest possible choice 
about the kind of housing they will occupy and how they 
Wool Occupy, Liy. ls. a priority. which is chared by both the 
Federal Government and the Government of British Columbia. 


It is a challenge to which both governments -- and the 


municipalities as well -- have contributions to make. 
Discussions have already been held with the 
province about how the new federal programs can be imple- 
mented and delivered in a way that is consistent with 
British. Columbia's objectives and priorities. I would 
Peke.~Ons his, eecasion, to congratulate Mr. Nicholson on 
his new appointment, to wish him well, and to assure him 
of the full co-operation of the Federal Government and 
Central Mortgage and Housing Corporation in his responsi- 
bility for the development of the provincial government's 


housing plans. 
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In approaching this planning task, Mr. Nicholson 
will have a wider range of federal low-income housing 
programs to work with which will offer the people of 
British Columbia greater choice about the kind of housing 
they will occupy and their form of tenure -- as home-owners, 
tenants or as members of co-operative organizations. 

It seems evident now -- for British Columbia at 
least -- that large, concentrated public housing projects 


are no longer an acceptable way of providing housing for 


people of low-income. I would like to see the alternative 
programs -- including the new programs created by the 
legislation now before the Senate -- used in imaginative 


and innovative ways. 

These include the Assisted Home Ownership Program 
which is aimed at families who, with some help from govern- 
ment, could buy their own homes, instead of occupying 
Subsidized rental accommodation. 

The Neighborhood Improvement Program is designed 
to preserve and improve neighborhoods occupied by low- 
income people which are a vital part of our social fabric 
but which are in danger of decay and destruction. 

Associated with the NIP program, is the program 
of Residential Rehabilitation which provides loans and 
grants, based on income, for restoring housing accommodation 


to minimum standards of health and safety. 
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Among the existing housing programs which are 
strengthened, one hundred per cent financing will be 
available to non-profit housing corporations, as well 
as 10 per cent grants and start-up funds to help develop 
plans and prepare submissions. Rehabilitation assistance 
is also available to these groups, even outside Neighborhood 
Improvement areas. 

I know that co-operative housing -- as one means 
of meeting the needs of low-income people, and creating a 
Ssecialimix in housing »wrojects +- is an idea that hae a 
gueavuedeal of anterest and support in this province. 2 
might mention, as an example the De Cosmos Village project 
in Vancouver which is a highly successful experiment in 
integrating people of different income levels and providing a 
more stimulating social environment. The new amendments to 
Pie woatronal jHousineg Act, for the «first time, provide for a 
separate section dealing with assistance to co-operatives. 
In drafting the new Bill, with the advice and suggestions 
of co-operative organizations throughout the country, I 
have made certain that the National Housing Act will present 
no impediment whatsoever to co-operatives who wish to become 
more active in the housing field. 

The Federal Government will continue to be a 
willing partner in devising new and better ways of delivering 
low-income housing. In that connection, I am anxlous to 
follow-up a plan launched some 18 months ago by the Federal 


Government in partnership with the province and the Greater 
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Vancouver Regional District. Under this scheme, our 
intention was to acquire some 300 new or existing houses 
to be made available to low-income people on favorable 
terms, either for rental or purchase. In that period -- 
fOr Various reasons -~ the partnership was able to 
ecqusre Only 56 Housés out of our target of 300. I am 
Cenvinced that this program still has a great potential 
and officials of the three governments will be meeting next 
week to review the program and to re-activate it. To 
remove one of the possible roadblocks, CMHC has agreed to 
raise the price unit of houses it is prepared to finance 
under the scheme from $20,000 to a more realistic $25,000. 

We are also ready to explore -- with British 
Columbia or any of the other provinces -- how NHA housing 
programs can be meshed with other social assistance measures. 
The Minister of National Health and Welfare and I, as I 
mentioned recently, agree that the question of shelter 
assistance should be part of the federal-provincial 
examination he has proposed of the entire social security 
system in Canada. 

In Ontario, through an agreement with the provincial 
government, we are using rent supplements to provide housing 
for low-income people in projects which are either privately 
financed or financed by CMHC under the Limited Dividend 


Program. 
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We should also consider the possibility of 
permitting non-profit housing organizations -- either 
private or municipally owned -- where they are designated 
by the province, to build or acquire housing and to operate 
it as public housing, with losses shared by the three levels 


of government. 
The Community 


anaes, in the list of priority problems which 
are facing British Columbia -- and most other parts of 
Canada -- is the challenge to preserve and create the kinds 
of community which serve people's needs and help them ful- 
fill themselves. 

It involves the preservation -- and improvement -- 
of existing communities which work well, or can be made to 
work well. You have interesting examples of that work here 
in Vancouver. I have mentioned Strathcona. Gastown is, 
perhaps another example. The Neighborhood Improvement Program 
is an attempt to put these processes to work on a national 
Secale, withetederal assistance. and --,I,trust_-=- provincial 
anbd:municipal support as well. 

Tt.will involve also, the creation of new commu- 
nities and the planned development and expansion of existing 
communities designated as centres of growth. These may be 
existing communities within reach of metropolitan centres 
or more remote communities, perhaps based on resource 


exploitation, which have the potential for more balanced 
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economic development. The New Communities amendments 

to the NHA, now before Parliament, provide new kinds of 
federal assistance for dealing with all of these situations 
and for encouraging rational alternatives to unplanned urban 
expansion. Federal loans and grants will be available for 

a wide range of activities from preliminary planning, to 

the provision of community facilities and the acquisition 
Creranic Tor "Open space “and “Connecting corridors to larger 
urban centres. 

I*should “ada that; “in addition to the resources 
available under the National Housing Act for these purposes, 
my ministry will have the task of ensuring that the resources 
of all federal departments and agencies which may have an 
impact on these communities will be brought to bear ina 
planned and co-ordinated way. 

I *want “to emphasize to you again that these are 
not projects to be undertaken by the Federal Government 
“ni laterally. They will be initiated by the provincial or 
municipal governments, will be subject to Federal-Provincial 
agreements, and -- most important -- will be undertaken 
within an agreed province-wide strategy of urban and 
regional development. 

In the area of community planning particularly, it 


is essential that there should be a very high degree of inter- 
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governmental co-operation and co-ordination. The 

Federal Government is anxious that its activities in 

the area of housing and community planning should 

Fetlect -—'Totyonly nationaly objectives sucht as) social 
equity throughout Canada, economic development, trans- 
portation, and other federal concerns -- but provincial 
priorities and needs, as well. To do this, it is essential 
that the provinces articulate their plans in terms of housing 
and regional development strategies which will provide a 
framework within which we can work together towards mutually 
acceptable goals. 

Since we are fortunate enough to have Mr. Nicholson 
with us today, I would like to take the opportunity of 
stressing the importance which I attach to having an over- 
all plan of this. ‘kind “for ‘Brxtish ‘Columbia@ dsiquitcekly as 


it can be developed. 
Conclusion 


I have attempted today to set out for you the 
resources which the Federal Government is ready to bring 
to bear on the critical housing and community problems of 
British Columbia. We will have enacted into law, probably 
within the next few days, one of the most significant and 


far-reaching pieces of housing and community-planning 
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legislation ever introduced in Canada -- and we have 
increased the: capital budget of CMHC by 25 per cent to 
give these programs the impact they deserve. 

Theough the Minwstry of State, for Urban Affairs 
we are ready to help bring into play, not only housing 
legislation, but all of the programs and resources of the 
other federal departments and agencies which affect communities 
in important ways -- transportation, social welfare, economic 
and financial measures, among others. 

This is part of the arsenal which is ready to be 
used, along with the instruments which are in the hands of 
the provincial and municipal governments, in a concentrated, 
co-ordinated attack on the problems yar beset the communities 
of British Columbia and the rest of Canada. 

It is a task which demands a truly national effort, 
a marshalling ofall our available resourcess—-pnoltLsonly 
financial resources but, perhaps even more important, our 
resources in human energy, skills and imagination. These 
are the dimensions of the challenge, as I see them. There 
ae still time to Eake hold. and.to begin planning, and 
Managing the system of human settlements in Canada from 
the perspective of our national goals and aspirations. 

But each day that passes, each decision that is 
Paken to build or destroy a part of our community environ- 


ment, limits our choices and begins to lock us into a 
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pattern of growth and development which may be totally 
inconsistent with the kind of future we want for our- 
selves and our children. 

It 1s because I see the challenge in this light 
== because I have this sense of urgency about the need to 
begin now to plan and to act -- that I am anxious to be 
done with argument and contention about political and 
constitutional jurisdiction. 

I believe that, if the people of Canada were 
fully aware of the scale and urgency of the problems we 
face in building and preserving our living places, these 
issues -- important as they are -- could quickly be 
resolved, clearing the way for concerted action on real 
tasks. 

I have said that managing human settlements in 
Canaca must call forth a truly national erfort and by that 
tf mean not only a co-ordinated effort of all of the govern- 
ments in the country but of private Citizens as, well == 
individually and in organizations such as yours. 

IT am inviting you now -- as the Community 
Planning Association of Canada, and as one of the largest 
and most active divisions of the Association -- to consider 
what resources you have to contribute,what part you have 


Bo Vay, 
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IfSUggest “to you now that 1f you can, help the 
people of Canada to understand and accept the magnitude 
and urgency of the problem of planning and managing 
human settlements and help provide a vehicle for 
harnessing their energies, ideas and influence, that 


WORLdebowastrulysworthwhale contribution. 
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Mr. Chairman: 


If we are going to keep up with the housing needs of 
Canadians over the next decade - the needs of new families being 
formed, the need to replace substandard dwellings lost through 
demolition - even without immigration, it appears we are going to 
have to produce some two million five hundred thousand housing units. 
When we consider the land that will be required on which to build this 
housing, it becomes very evident that housing demand is very closely 
related to the problems of urban growth, its rate and the pattern of 


growth. 


We must ensure that people are housed at a cost they can 
afford. We must ensure that within appropriate regional strategies an 
increasing flow of serviced land is available to meet our housing needs 


over the decade. 


It means also that we must increasingly be concerned about 
how this necessary expansion is to be accommodated within national, 
provincial and municipal growth strategies. We must give more serious 
attention - at all levels of government - to where this growth is 
going to take place, the rate at which it can be accomplished, and the 


pattern which it is going to follow. 


Meeting our housing needs over the decade presents us 
with a challenge - and an opportunity - to use land in a planned, 
intelligent way to enhance the quality of our cities and towns and 


the community environment in which people live, 4 


Housing 


Towards that end, since this conference last met, Parliament 
has enacted some far-reaching amendments to the National Housing Act 
which create new Programs, offering new kinds of help, particularly to 
low-income people, that give them a wider choice than ever before about 
the kind of housing they will Occupy and how they will occupy it - as 
tenants, home owners, or members of co-operative organizations. They are 
designed to improve the community environment, by improving and rehab- 
ilitating run-down urban neighborhoods or creating new communities, either 
in the hinterland or within the orbit of existing cities. There are pros 
visions for extending the useful life of existing housing through 
rehabilitation, thereby relieving the pressure on new housing, and more 
generous and useful terms for the public assembly of land. More and more 
people everyday are arranging, through their local Central Mortgage and 
Housing Corporation office, to get help in buying their homes. The Assistec 


f 


Home-Ownership Program makes loans and gives grants to people with modest | 


incomes who need help. Depending on the family's income, and local housing | 


| 


prices, this kind of assistance can bring down mortgage financing 
costs to as low as six per cent. We already - within the first few 
weeks - have applications from more than three thousand Canadian 
families for this kind of loan. We expect next year Canadians will 
avail themselves of nearly one hundred and fifty million dollars in 


loans under this program. 


In other programs in which the federal government deals 
directly with the people - housing acquired through non-profit 
corporations or co-operatives - there is equally good progress. 
Substantial numbers of organizations have applied for the federal 
start-up funds which are available to help get these projects going. 
We are proposing to hold meetings and seminars throughout the country, 
to bring together people who may be interested in making use of these 
programs and to provide them with the information they need. I would 
hope you would use every available occasion to help spread the word 


and get these programs moving in your area. 


Progress has not been so fast in those programs which re- 
quire federal-provincial agreements to get started. We have, how- 
ever, concluded an agreement with the Government of Alberta to get the 
Neighborhood Improvement Program going there. Not too long ago, I had 
a most useful meeting with the Honourable David Russell, when we agreed 
that the federal NIP funds would be made available to the Canora neighbor- 


hood in Edmonton and Inglewood-Ramsay in Calgary - as well as two areas 


to be designated by the province in other municipalities. I have 


reason to hope we will be entering into a similar agreement very soon 


with Ontario and I expect other provinces will not be far behind. 


The Residential Rehabilitation Program - which pro- 
vides up to five thousand dollars in federal loans and grants, 
depending on the owner's income and extent of necessary repairs - 
is designed to be used within neighborhood improvement areas but it 
can also apply in selected areas under federal-provincial agreements. 
We have opened discussions with the officials of all the provinces 
about this program, but it is essential that we reach agreement soon 


on the areas to be covered, if we are to make any headway this year. 


Both these programs are urgently needed by people living 
in deplorable urban conditions, and we should move quickly to get this 
money out to people who are waiting for it. I would like to say now, 
to all the governments represented today, that I - and all my officials 
are prepared to meet anybody, anywhere, anytime - if that is what it 


takes to get these programs moving. 


Land 


I would like to emphasize one program particularly - the 


land assembly program under which the federal government lends money to 


provinces and municipalities at favourable terms and interest rates, 
or enters into partnership agreements, for the public assembly of 
land for housing. I am particularly concerned about this program 
because, in my mind, land - and particularly land prices - are 


the major element in housing costs. 


There is just not enough good, serviced land coming on 
the market each year to meet the growing demand for housing. The 
result of this scarcity is that selling prices are often completely 


unrelated to the cost of acquiring and servicing land. 


The prime cause of this scarcity is one which I think the 


municipal delegates to this conference will recognize immediately. 


The municipal governments, through their land use regula- 
tions and procedures, effectively control where and when and how much 


serviced land comes on the market. 


I know very well that opening up new land for housing 
presents some very difficult problems for municipal governments. The 
provision of major trunk services costs money and these costs are 
largely borne by the existing residents of the municipality in their 
tax bills. New housing puts an additional burden on the cost of social, 
and education and transportation facilities which the municipality pro- 
vides to all its citizens. Below a certain level of assessment, new 


housing units represent a net charge to municipal taxpayers. 


In these circumstances it is not surprising that many 


municipalities are reluctant, or unable, to take on the extra cost 
associated with new housing developments, particularly if it is 
extended to provide housing for the average Canadian. The few 
developers, who do get their land serviced, virtually have a monopoly 
and the price of land then becomes whatever the traffic will bear, 


completely unrelated to its cost. 


The obvious solution is to free this locked-up land and 


get it onto the market. 


I addressed this problem at the federal-provincial conference 
on housing last January. And I proposed that all of the governments in | 
Canada should get together and develop a joint strategy which would allel 
us to intervene effectively, through the public assembly of land, to 
increase the supply and stabilize prices. That will evidently take time 
and we have in our hands already the instruments we need to make a quick 
and effective attack, in the most critical areas. I am referring, of 


course, to the existing land assembly provisions of the National Housing 


Act, which we recently amended and improved. 


The new communities program, which was introduced in the 
1973 amendments, provides a broad range of federal assistance, but, 
because of the scale of such projects, it will probably be most effective 


in the mid-term and in the long-term. New communities can effectively 


remove pressures from existing urban centres, but they should, of 
course, be undertaken within the context of an agreed regional 


plan and a growth strategy. 


What I would like to put forward for your consideration 
today is that we should apply the provisions of the land assembly 
program in a more effective and a more generous way, in order to 
remove some of the financial constraints which have discouraged 


municipalities from entering enthusiastically into land development. 


We have one hundred and eighty million dollars in our 
land assembly and new communities program allocations for the next 
fourteen months, and if we can work together, I believe we would create 
substantially more publicly-developed serviced land. What I would like 
to suggest to you is that - with your concurrence - we would apply 
land assembly funds, on a priority basis, to those public projects which 


adhere to a set of guidelines upon which we would agree. 


I would like to suggest to you that the guidelines might 


be these: 


* Land assembly has been critized as making a profit 
for the governments involved. For this reason, even 
where land is sold or leased at or near market prices, 


the governments participating should not retain profits 


but would put them back into the market - 
atonov costs toothe municipality? “= @inkland 
for open space, community facilities, school 
sites, and other amenities. Any remaining 
profit, after these lands are assigned, could 
be applied to the capital cost of community 


service buildings. 


* First priority in the allocation of federal 
funds will be given to lands that can be brought 


quickly onto the market. 


* Land would be made available free of charge 
within the project for a reasonable proportion 


of public housing. 


* Prices for the sale or leasing of land for 
modest income housing would be at - or close 
to - cost, and, for more expensive units, 


market rates. 


* Provinces or municipalities would be allowed 
to defer interest on federal land assembly until 


the land is actually marketed. 


* We are prepared to assist provinces which undertake 
land assembly, and also to assist municipalities who 


wish to do so and have provincial approval. 


* We are prepared to finance as part of the land assembly 
costs, the installation of off-site connecting trunk 


services. 


I would like to emphasize that I am not proposing new legis- 
lation. These objectives could be achieved very readily within the amend- 


ments to the land assembly program which expanded its usefulness. 


What I am proposing is that we agree to use this program to 
initiate land assembly projects which would be more attractive and 
advantageous to municipalities and which would remove some of their concerns 
about the financial burden involved in new residential developments. It 
seems to me, if we are going to be in the land development business, we 
should be setting the example for the private sector - not simply imitating 
their methods. Hopefully, we will break the financial bottleneck that has 
restrained municipalities from opening up land - and establish a style and 
method of development to which all private developers in the country would 


be obliged to conform. 


I would hope we might agree today on the principles of this 
proposal and then, as soon as possible, adopt a set of guidelines which 
would quickly stimulate land assembly and unlock some of our good residential 


land. 
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I think it is quite evident that taxation policies, at 
all levels of government, have a significant bearing on land develop- 
ment and can encourage, or discourage, land owners in putting their 
land quickly onto the market. For example, I am thinking about land 
which is no longer being farmed, which is suitable for residential 
development, and yet is being taxed as farm land. Or, to give another 
example, valuable pieces of downtown land which could be used for 
residential purposes but where the owner, for his own purposes, is 


using it as a parking lot and is taxed accordingly. 


I believe that one of the decisions of this conference 
should be to have the appropriate officials at each level of government 
examine our tax policies in this area to see how they might be modified 


to better serve our objectives of properly managed urban growth. 


At the same time, as a complementary measure, I am proposing 
to set up federally-supported research and development aimed at producing 
new technology to reduce the cost of servicing land for housing. All 
governments have a role to play in the development of innovative solution 
to the problems of housing and urban growth. We should encourage the 
development of different land-use concepts which would permit us to make 
use of all available land - and I am thinking of such things as air-rig 
over non-residential land, in-fill lands and the use of obsolete industri 


Sites. CMHC is permitted under the recent NHA amendments, to play a much 
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bigger role in. this kind of work and to share some of the risks involved 
in experimental projects. I have already received a number of proposals 
regarding such projects from municipalities and they are being given 
serious attention. I would like to have more. In the context of the 
1976 U.N. Conference on Human Environments in Vancouver, I hope we can 


develop with you an exemplary Canadian urban demonstration program. 


Sewage Treatment 


I would like to deal now for a few minutes with another 
activity very closely related to land management, and that is the federal 


government's sewage treatment assistance program. 


As you know, I have already given the assurance that such a 
program will be continued beyond March 31, 1975, the date on which current 


forgiveness provisions are to expire. 


The program has been under review since early 1970 to make 
it as helpful and effective as possible in all parts of Canada in terms 
of present-day problems and long-term needs. This program can have an almost 
incalculable effect on the character and quality of urban life in Canada. 
On the one hand, it is - and can be even more so - a powerful instrument 
for preserving and enhancing our natural environment. At the same time - 
since it provides an essential part of the framework of every community —- 
it is an extremely useful tool to be applied to the management of urban 


growth. 


hs ee 


Now that our review of this program is completed, I would 
like to discuss with you briefly the directions in which we are headed. 
After further consultation, I would propose to introduce the necessary 


legislation in Parliament, early in the new year. 


With the objectives of improving the environment, assisting 
the management of growth, increasing the supply of serviced land, and 
directing resources to areas of greatest need, we are proposing these 


measures: 


* First, because of their strategic importance in 
opening up land, we are proposing to include within 

the sewage treatment program, assistance for trunk 
sewers for storm water, where these are used to create 
new developments. Storm sewers have not been included 
in the program up until now. Their inclusion will help 
increase the supply of serviced land and thus affect 


lot prices. 


* Second, we have recognized the problems encountered 

by small towns where, because of the limited population, 
the cost of installing sewage systems putsa very high 

per capita burden on the individual taxpayer. For these 
communities - and places where, because of the topography, 


costs are unusually high - we want to provide additional 


aed ee 


assistance to make the program more equitable 

across the country. This assistance may take the 
form of a grant additional to the usual 25 per 

cent forgiveness to bring the per capita capital 
cost down to an acceptable level. In so doing, we 
don't want, however, to displace any similar assist- 
ance which the province may be providing. Rather we 


want to supplement it. 


* Third, should the occasion arise where we have 
allocated all of our loan funds and a province or 
municipality wishes to undertake additional work, it 
may borrow elsewhere and receive from CMHC a grant 


equal to the 25 per cent forgiveness. 


However, without waiting for the legislation, a number of 
useful measures are being undertaken now. CMHC is reviewing its current 
. restrictions regarding the minimum size of trunk sewers and revising its 
septic tank policy to make it more adaptable to the needs of small commu- 


mittes in rural areas. 


I am well aware of the substantial cost burden which munici- 
palities must bear with traditional ways of collecting and treating sewage. 


We are stepping up our research in sewage technology and are giving CMHC 
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greater scope in helping to develop, test and evaluate new systems, 
particularly those which could reduce costs. You are probably aware 
of the impressive progress we have made in developing a new sewage and 
water recycling system which could have very significant implications, 


particularly for rural and remote regions. 


I would hope that the new sewage treatment program would be 


implemented through federal-provincial agreements which would incorporat 
provincial growth strategies and water management plans as a basis for 

establishing funding priorities, program planning and operating arrange- 
ments, and financial arrangements of the two governments over three years, 


or more. 


Conclusion 


In conclusion, let me just summarize briefly where we are and 


what remains to be done. 


Our programs of direct assistance to people - assisted home- 
ownership and non-profit and co-operative housing - are in opereeiaa an¢ 
the initial response has been enthusiastic. We are increasing our efforts 
to make these programs known and understood in all parts of the country ; 


and I hope you will join us in this effort. 


Much of the work that remains to be done involves consultatior 


co-operation, and joint action which can largely be accomplished by our 


officials. 


Consultations have been going on with several provinces 
to advance our plans for a national locality-by-locality analysis of 


the housing needs of Canadians. 


At a recent meeting in Toronto with the Ontario government 
and Ontario municipalities, I proposed to convene a national meeting 
to co-ordinate and agree upon a date system which will make all of our 
information comparable on a national level. This would not, of course, 
preclude each province gathering additional information at the same 


time to meet regional requirements. 


My officials will be in touch with their counterparts in 
the provincial and municipal governments with a view to arranging a 
national meeting - hopefully in November -_ to share our findings 


and to agree on methods for quickly launching a co-ordinated effort. 


As a matter of perhaps even greater urgency, I hope we can 
accelerate discussions which are now going on leading to federal-provincial 
agreements which will make the benefits of the Neighborhood Improvement 


and Residential Rehabilitation Programs available to the people of Canada. 


And finally, I have suggested to you today three other matters 
which should engage our joint efforts, all of them directly related to the 
conference theme of managing growth. I am referring, of course, to a 


revised and improved sewage treatment assistance program, new guidelines 


« Were 


for the more effective use of land assembly, and a review by all 
levels of government of taxation policies related to land development 


and the management of growth. 


I would hope that delegates would address themselves to 


these proposals so that we can obtain a commitment and a plan for some 


concrete action aimed at solutions of these problems. 
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I am tremendously honoured by this invitation and for the 


opportunity to speak to this audience. I am honoured because you have 


collected at this Conference the who's who of the rehabilitation people 


| 
| 


of Canada. The Council, Joe Baker the Program Organizer, and all those 
people who have worked on this Conference are, in my view, to be comple- 
mented and congratulated on organizing this Conference in such an 


immensely successful way. 


I was pleased to be able to have a part by way of some 
federal financing to help the Conference. But, the real credit goes to 
the Council and its staff. I have noted that your information sheet 
said everyone - in terms of participants - is welcome: academics, 
architects, building contractors, citizen and youth groups, civil servants, 
co-ops, homeowners, landlords, mortgage lenders, native people, planners, 
politicians, social workers, students and tenants. I would have hoped - 
speaking for my own profession of politics - that more politicians 
might have been here. I have certainly learned a great deal from this 
meeting and this encounter. I know from my associations with municipal 


leaders that many of them and provincial politicians would have valued 


this experience too and learned from it. I would hope if there is anothe; 
conference, there would be more politicians sitting in the back row 


listening as I have done. 


I have made clear on many occasions, governments alone - 
and I think this is very clear and obvious - cannot solve, and in fact, 
should not solve all of the physical and social problems of our living 
places. Many of you are community leaders, and you have involved yoursellt 
with the people in your communities, listening, searching for consensus 
and trying to express the feelings and aspirations of your communities in 


practical plans and proposals. 


Those in government - whether at my level or others - 
need to encourage and support you in your role as interpreters of the many 


needs and goals of people in your neighborhood. 


You have met here for three days to discuss that important 
instrument - housing rehabilitation - in the context of neighborhood 


improvement. 


I do not think I need to take the time now with this 
audience to spell out the terms of the Neighborhood Improvement Program 
and Residential Rehabilitation Program which were created by the recent 
federal housing legislation. They are now part of the law of Canada. 


They are available to be used. 


But briefly, these are some of the highlights of NIP and RRAP 


which I will run through quickly: 


The federal government will contribute funds for the 
selection of neighborhoods; 
- It will contribute for resident participation in 
planning and developing a neighborhood program; 
- The federal government will pay 50 per cent of the costs, 
under the National Housing Act, of acquiring and clearing 


land for low-income housing and for social and recre- 


| ational facilities; 

- We will contribute to the cost of municipal services, 
such as water and sewer lines, street paving and side- 
walks; 

- We will also share one-half the capital cost of such 
facilities as community centres, day-care centres, parks 
and recreational facilities; 

- We will assist the municipality in the development of 
occupancy and maintenance by-laws; and 

- We will help with the cost of relocating persons 


dispossessed by the program. 


Turning to Residential Rehabilitation - this program is 
intended to assist home-owners earning $11,000 a year or less, and to help 
non-profit corporations and co-operatives. There seems to be a lot of 


misunderstanding about this program. 


This Rehabilitation Program applies in three areas: 


- NIP areas; 


- Areas specially designated by federal-provincial agreeme 


and 


- To non-profit societies, wherever they are operating. 


There does not have to be a federal-provincial agreement, at 
there does not have to be a NIP area for non-profit corporations and co- 


operatives to take advantage of the rehab benefits. 


! 
The program operates on the basis of a maximum $5,000 loan t 


homeowners of which $2,500 is forgivable for a family earning $6,000. As | 
the family income increases the amount of the grant is reduced. 
Landlords and non-profit corporations qualify as well under 


the program but are subject to rent control to ensure that the benefits are. 
| 


passed on to the tenants. 


In this country, successive governments have been concerned © 
about the problem of bad housing and deteriorating neighborhoods. Those of 
you in the business and in the field know that the remedy applied in the 
past was generally total clearance of the area - whether it was slum 


clearance immediately after the war, or whether it was the old urban renewal 


program. 


All that was before my time but I still go round to cities, 


meet with the mayor and he tells me - look what we've done with urban 


renewal. There is a lovely Safeway store or a Dominion store, a 10-acre 


| black-top parking lot and a Royal Bank. 
This simply is not what urban renewal should be all about. 


If the cities want that kind of program, they are not, while 
I am the Minister, going to get it under the name of a federal housing 
program. That kind of clearance, and that old cliche about bull-dozers 
destroying the social fabric of a neighborhood are no longer acceptable. 
Surely in this country our aim instead has to be the conservation and 


improvement of our neighborhoods to build on what we have. 
That is what this whole new program is all about. 


Beyond the question of Reusing and its immediate surroundings, 
I believe these be programs can be useful instruments in the management of 
urban growth in Canada and in the implementation of settlement policies in 
which, as a country, we are just beginning to develop. Within the context of 
provincial growth strategies, the Neighborhood Improvement Program and the 
Residential Rehabilitation Program along with other NHA programs such as 
Sewage Treatment Assistance - and the new changes I announced in Edmonton, 
new changes in land assembly - and other federal and provincial policies, 
must be used by governments working together and co-operatively to have a 
decisive influence on how, and where, and at what rate growth will take 


place in this country. 


NIP and Residential Rehabilitation, particularly, can 


be applied to support a new redevelopment process in urban Canada. For 
several years planners have been faced with a difficult choice between 
more suburban development - with its awful impact on the ecology and 


its demands for long and expensive lines of services and transportation | 


facilities to serve vast acreages of farm land - or more high-rise down 
j 

| 
town development. Especially since 1966, many cities in this country hay 


1) 


. 


chosen redevelopment and very often - as you are aware - at the expen 
| 


of existing dwellings and neighborhoods. 


Many of the groups at this Conference have contributed to 
this change in policies from redevelopment to rehabilitation. As you kno 
for some years we have been encouraging and supporting innovative proposal! 
which were indeed the pilot projects for the new legislation. Many of the 
were case studies here yesterday and you have seen movies on proposals anc 
plans. The Stratheona project - in the most densely populated square mil 
in Canada - in west-end Vancouver was the rehabilitation of a complete 
neighborhood. We are proud of what these people did. It was a credit to 
the Chinese and the Italian citizens of Vancouver that in fact three leve 


of government came together and accomplished something. 


Those case studies all across Canada have served us, as 
policy makers, with opportunities to try to design some legislation which 
would be helpful. These experimental and developmental projects, and many 


others which I have not mentioned, have provided us with the necessary 


experience in formulating NIP and Rehabilitation Programs. As a member 
of the Government, I am very grateful to all who have worked on these 
case Studies and histories so that we could use them, or try to use then, 


in a legislative way. 


Now that we have the legislation, the task before us is to 
get these programs operating. As you know, we can as legislators, as 
policy makers, pass all sorts of beautiful legislation which reads beaut- 
ifully and looks beautiful. But it can also get tremendously mixed up in 
the process of implementation. Our challenge - it is your challenge as 
well as mine - is to make it work. We can take a piece of legislation 
that looks right, and wreck it in implementation simply because different 


conclusions are drawn from the same set of facts. 


I don't want this to happen to our new housing laws. The 
new legislation sets out good proposals which were supported in Parliament 
by all parties. Amendments and changes were made to the Bill, but finally 
Parliament passed this legislation, gave it royal assent, and gave it out 
to the country. All parties share with me the urgent desire to make it 


work. 


I want to deal with a number of ways that I think we can 


get the programs going. 


The provinces - and I say this with no eri ticism. =. have 


had the legislation since January. They have had the operating procedures 


since either March or April. I said at the National Tri-Level Conference 


in Edmonton two weeks ago - and I repeat my words here today —- that I 


and my officials are prepared to go anywhere, to meet with anyone if 


this will help to get the programs underway. I hope over the next few 
weeks to meet with the housing and municipal affairs minister from each ‘ 
province and I will urge them to take advantage of these programs as 

quickly as possible. At present, I have an agreement with the Province 


of Alberta for the implementation of NIP and Rehabilitation. That is all. 


Today, I say to the provincial housing officials who are 
here from other provinces, surely we can set ourselves a deadline by the | 


end of the year to have these agreements and these programs implemented. 


There are people in this country who want to take advantage 
of these programs. At the moment they cannot. Let us at least make sure 
there are ten arrangements in this country with the ten provinces to 


implement NIP and RRAP. 


Second, I have asked CMHC to proceed with local seminars 
in each region to bring together groups and individuals who need to know 
about these new NHA programs. As you know because of the rail strike, I 
had to cancel a national seminar. These are now going EE te a 
regional basis instead. I hope that you will all go, I hope you will 
assure that you are invited. They are designed to stop talking about 


philosophy. They are sessions designed to take the new programs and operat 


them. 


Third, one of the criticisms of the old urban renewal program 
is that it was administratively cumbersome and there were too many officials 
checking one another on it. We have tried to make the new NIP program as 
simple as possible. All that is needed is an agreement between CMHC and the 
provincial government. This agreement sets out the criteria for the selection 
of NIP areas and the funds which the federal government is allocating to the 
province. The province will select the municipalities eligible for NIP and 
will allocate a share of the funds to each municipality. The municipality 
in turn will be responsible for the selection of the neighborhood and with 
the help of the residents of the area, it will carry out the necessary 
planning and implement the Neighborhood Improvement Program. As we see it, 
this is a fairly simple process with a simple agreement which we want to 


sign with each of the provinces. 


Fourth, we need to develop an evaluation process. I will be 
interested in proposals from your Housing Committee on suggestions for such 
a process. As the programs become effective we can then evaluate them and 


see what changes are needed. 


Fifth, while the National Housing Act is designed to apply 
to all Canadians, its effect has obviously been aimed at largely urban and 
city populations. Apart from what we must do to develop better policies 
for rural housing and rural support for housing, I want to make it very 
clear that the programs, such as non-profit housing and assisted home- 


ownership, are available. We intend them to be just as available to rural 
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areas as they are to urban areas. I would like to support experiments will 
rural rehabilitation through non-profit associations. Let me assure you 
there is nothing in the legislation to prevent a non-profit association fr 
becoming involved in rehabilitation in rural Canada. I hope these associa 
tions will come forward with proposals. The federal government is prepare 
to develop rural housing policy, to develop experimental and demonstration 
and private projects in each of the provinces. I will be announcing a 
project for Newfoundland to apply assisted home-ownership and other program 
in parts of rural Newfoundland. I would hope the other provinces would 


follow this example which I will be discussing with them. 


Sixth, there is a wealth of experience in this room and at { 
this Conference in the non-profit field of housing, and I would like to 
reaffirm my interest in non-profit and co-operative housing. Just to quick 
remind you, the assistance provided under the new program to any non-profit 
or co-op group is a start-up grant of $10,000 to help plan and develop the 
project, a 10 per cent grant on the capital cost of the project and 100 per 
cent loan at favorable interest rates for the remaining cost of the pro- 
ject. The provision of generous financing is not enough. Non-profit and 
co-op groups require administrative support, and advice and eenee cies on 


getting the project going, and then on its operation. 


I think all of us here will agree that non-profit groups, Co 
ops, and indeed most resident organizations, have had to face excessive 
amounts of bureaucratic red tape and intergovernmental arrangements in 


order to implement their more innovative proposals and ideas. It takes too 


eld 


long to get a project going. If the non-profit and co-op programs are to 
be effective in providing housing to low and moderate-income people, this 


must change. 


Let me just tell you that the officers of CMHC are with me 
when I say, we must cut out the bureaucratic red tape and make it easier 


to get projects approved. 


I want to repeat what I said in Vancouver a week ago 
Saturday about the co-op program. Through CMHC we must provide an 
administrative focus for co-operative housing, and I quote from my speech: 
By this I mean a senior level "Mr. Co-op" within the organization who 
knows the issues and can act as your man in Head Office. I would like to 
announce that CMHC is creating a new position of program director for co- 
operative CURR He will have the program responsibility of preparing 
and reviewing the guidelines by which the program will operate and will 
work closely with regional program directors and branch office staff in 


the co-operative housing area. 


But, the Head Office is a long way away. When I was 
speaking in Vancouver - where we are very conscious of this distance - 
I agreed we need experts where the action is, not just three thousand 


miles away in a red brick building on the outskirts of Ottawa. 


This brings me to the second part of the federal govern- 


ment's administrative response to decentralization. 


The need to make expertise available where needed, is the 


reason behind my efforts to decentralize CMHC's administration. Co-op 
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housing in British Columbia is not identical to that in Nova Scotia. We 


a man in each region who knows the local issues. 


I would like to announce that in the new decentralized organ ® 
ation, each regional CMHC office wili have a program director specializing 
in co-operatives. This man will be attuned to the problems facing co-ops 
in his area. He can help local groups learn about the housing business and 
how to translate the piece of paper called Bill C-133 into real dollars F | 
planning and real housing for people. I think that this administrative | 
response will meet the co-op needs. They are not just changes in organiail 
tion. They are changes in our approach to co-operative housing needs, to I 
better co-operation from the government - and you will get this co- 


operation. 


But’ responsive co-operation is not enough. We cannot sit 
back within government and wait for co-operative groups to call us. We 
could do this with the Breese ateaen developers who know exactly what they 
want from CMHC. But, as I have said before, co-operative groups are not 


professional developers. 


CMHC experts will seek out and call upon groups who wish to 
make use of the co-operative legislation. You have my assurance this is 


the CMHC attitude and they intend to bear out that statement. 


Further, in trying to cut out the red tape and bureaucracy, 
CMHC is also streamlining and strengthening its organization for a faster 
and easier delivery of the NIP and Rehabilitation Programs. We will be 


appointing shortly a program director for NIP and Rehabilitation to provide 
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greater direction and co-ordination for these two programs at the nation level. 
In addition, CMHC proposes to decentralize authority to its regional and 
branch offices to ensure that qualified NIP and Rehabilitation officials are 


available in each CMHC office. 


Seventh, concern has also been expressed at this meeting and 
in other places about the capital budget of CMHC - that it is not large 
enough to sustain an adequate program of NIP and Rehabilitation. When I 
announced the projected figures last spring, half the people in this room 
felt the budget was not large enough. But, we are almost through our fiscal 
year and those amounts which you criticized as being too low, are still not 
used. My immediate concern is to get the programs going, and to me this is 
an immensely serious situation which we have just got to overcome. Many of 
you said that the $100,000,000-a-year committed in forward planning for land 
' assembly was not Enouetd I would like to see it more, and I shall continue 
to fight to make it more. But, that $100,000,000 is nowhere near spent in 


1973 and there is only a month and a half to go. 


It's the same with NIP and Rehabilitation. Quite obviously 
if I have only one agreement with one province, the budget which you 
criticized as being too low cannot be spent. So my concern is to get the 


programs implemented - the funds are available. 


Soon, officials of CMHC in their budgeting process will be 
discussing with the provincial officials their requirements for these new 


programs in 1974. From those discussions we will be able to develop a 


ay Gee 


national budget requirement for next year. So really what I am saying tomy 


rather than criticize the budget, let us get on with the programs and then} 


will have something concrete to place before my own government as to the ki 


of budget and levels of support we need. 


Eighth, in 1976 as you all know, Canada is hosting what will 
the largest international conference ever held in this country. The United 
Nations Conference on Human Settlements, which is a conference evolving from 
the Stockroom Conference on the Environment, will be held in Vancouver. I | 
will be going to the United Nations General Assembly next week to help in | 


planning the budget for this conference. 


This Conference provides a great opportunity for organizatdenl| 
active in housing to develop demonstration projects in housing and communi 
design, technology and any number of related fields. This is a Conference 
and exposition and we will be developing in Canada and throughout the world, | 
demonstration projects that will show concrete examples at this Conference 


how the nations of the world can solve housing problems. 


The new amendments to the National Housing Act make special 
funding provisions for innovative and developmental projects by-CMHC. The 
renovation of old neighborhoods is surely, in this country and throughout the 
world, a fertile field for such innovation. You people here today, as leader 
of community groups, are in a unique position to come forward with ideas 
which are new and exciting and merit our financial support in terms of a 


Canadian demonstration project in the context of the UN Conference on Human 


a hss 


Settlements. While I've seen a few of the experiments in infilling and this 
kind of thing, I hope that you as community groups and your architects, your 
builders, your planners will come forward with other and new techniques 


because we want to support them, and I want to see that CMHC supports them. 


Lastly, your afternoon session today is called ''The Next 
Move". I've really tried to say, the next move is up to you - in your 
discussions this afternoon. This may be another conference or a communications 
system, or discussions of a real need for a kind of rehabilitation institute. 
It is up to you in many ways to decide how these programs can be quickly 


implemented and that is why I say the next move is up to you. 


I also hope that after this Conference, your Housing Committee 
will be evaluating results and come up with some resolutions. I would be 
pleased to meet with your Housing Committee either in late November or early 
December to discuss the implementation of the ideas that flow from this 
Conference. It would be a tragedy if we all went away from here after these 


two days and let the whole subject fall apart. 


I believe the Parliament of Canada has given you a pretty 
good piece of legislation. It's up to the civil servants here, to the 
community leaders, to the municipal and provincial politicians to see that 
it works. You have my complete support in trying to see that it works, but 


very much, the job as yours. 


Thank you ever so much. 
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I am glad to be in Halifax for this annual conference 


of the Housing and Urban Development Association of Canada. 


Last year I spoke to you about the federal government's 
housing objectives. I talked about plans for land assembly, for major 
amendments to the National Housing Act, for legislation to provide 
additional financing mechanisms and institutions to put more money 
into the residential mortgage market and our plans for tri-level 


conferences, 


It is not recommended practice - especially for 
politicians - to remind one's audience of past speeches, But, since 
all of these plans have now gone forward this is one time when I am 
delighted to discuss the ideas I put before you last year. Today I 
want to tell you how these programs are working and describe some 


recent developments in the Canadian housing picture. 


But first, let's look ata few statistics. You are 
all well aware that 1973 was a record year for house construction - 


more than 268,000 units were started. 


Now the only group I know that is more often maligned 
than builders is politicians. I think that politicians are due some 
credit for this housing record but I want to congratulate the builders 
for overcoming the problems of material shortages and labour shortages 


to produce this remarkable achievement. 


And the progress will continue. Before the end of 


March, somewhere in Canada, workmen will begin laying the foundation 


for the millionth housing unit to be constructed in Canada since 19/70. 


And, on a summer's day this year, we will begin the four millionth 


housing unit started since the end of the Second War. 


For the past five years we have been on target with 
the housing goals of the Economic Council of Canada, the Task Force 
on Housing and Urban Development, and the federal government -- as 


detailed in the 1969 Speech from the Throne. 


In the coming year housing production in this country 


will be close to the 1973 level. The private financial institutions 


have indicated their total dollar investment for new and existing 


housing during 1974 will approximately equal the $6.5 billion made 


available last year. 


And I think that housing starts will also be close to 
last year's total. With the latest National Housing Act amendments 


and the complementary provincial programs in operation, and with the 


recent provincial reorganizations in place, I fully expect that with 


the public sector activity through CMHC we will have a level of housing 


production somewhat the same as in 1973. 


But how important are all these housing start figures? 
Historically, we have had to develop policies and an industry 
primarily concerned with the numbers of houses. With the return of 
war veterans, Canada faced a desperate housing situation, and the 
only thought was to get more houses. The crisis had deep human 


implications, but it was reduced to a mathematical race. 
A lot of water has gone under the bridge since then. 


As a result of twenty years of cooperative effort 


we can now say that we can win the housing numbers race. 


Our data show that an annual output of 235,000 housing 
units is needed for the foreseeable future. Last year's 268,000 starts 
show that we now have the capacity to cover the yearly increase in the 
number of families, the formation of non-family households, and to 


replace housing which is either destroyed or abandoned. 


Of course we cannot become complacent about numbers 
but we must focus our attention less on numbers and more on housing 


access and quality. 


There are still thousands of Canadians who do not 
have access to adequate housing. Our recent NHA amendments are 


intended to meet this social housing need. 


Ten years ago one in seventy units was slated for the 
low-income population group. Today one of every seven units is 
intended for low-income Canadians. We have multiplied ten-fold our 
ability to provide suitable housing for low-income families and 


individuals. 


There are at the present time roughly 130,000 units 
of public housing in Canada, another 150,000 low-rental dwellings 
financed under other features of the National Housing Act plus 


115,000 hostel beds. 


The substantial opportunities created by the NHA 
amendments for cooperative and non profit groups offers a wider 
choice of accommodation and tenure to lower-income families. As 
I have said many times recently, we are convinced that there is 
a great deal of unrealized potential in cooperative housing as a 
means of providing housing for people of low income. Cooperatives 
are capable of meeting the needs of many special groups of people 


and they deserve all the encouragement possible. 


And one of my favourite new programs -- Assisted 
Home Ownership -- is making it easier for low and moderate income 


Canadians to purchase their own home. 


This program provides interest rate subsidies -- 
through preferred rates and direct grants -- that vary with family 
income. Through this program the effective interest rate can be 


brought down as low as 6% -- compared with the current market rate 


of around 10Z, 


From all indications, this program is becoming very 
popular with Canadian families and with builders, Although AHOP 


has only been in operation since October, the response has been 


almost overwhelming. 


CMHC has approved AHOP loans totalling $150 million 
involving 7,500 units. Before the end of this year, I expect to 
see a total of 18,000 units committed under AHOP. I am determined 


to make available as much money as possible through this program. 


Activity under AHOP provides an excellent 
opportunity for builders in all parts of Canada to get involved, 
to turn more of their efforts into construction of houses that 
fall within the AHOP price ranges, to come up with and utilize 
new designs to fit the program -- alterations to standard single- 
family designs will not do the job -- and to pay more attention to 
condominium development, a method of housing'which is growing in 
popularity and which is ideally suited for the AHOP program 


anywhere in the country. 


Although considerable progress has been made in 
providing social housing, there still are Canadians who live in 
deplorable housing conditions. And, one of the worst housed 


groups remaining in Canada are the native people. 


The federal government has adopted many new policies 
aimed at changing this situation; the emergency repair program 


has operated for three years, providing grant money to Metis 


organizations to reapir the very worst housing for low and 
no-income Métis families, the amendments to the National Housing 
Act have provided additional assistance under the non-profit, 
co-operative, assisted home ownership and the residential 


rehabilitation programs. 


We have provided core funding to the provincial 
Métis associations so that they could take advantage of the 


available programs. 


But our present programs have not solved all the 
native housing problems. To determine what further improvements 
can be made I have consulted with the Métis organizations and 
with the provinces most concerned and I have discussed the matter 


extensively within my own government. 


During the course of these discussions I have 
become convinced of two things: 
- first, that the Métis people must be involved 
in the planning, designing, and construction. 
of their own housing projects. This will provide 
the chance to develop skills in the housing field 
and will provide the kind of housing most suitable 


for native people. 


- second, the federal government will have more funds 
available for native housing projects than the 


native organizations will be able to use -- 


organizations such as Kinew in Winnipeg, 
Canative in Edmonton, the Saskatchewan Métis Housing 


group and the B.C. Métis Housing Association. 


But housing cost increases do not affect only 


low-income Canadians. 


All three levels of government, federal, provincial 
and municipal, must work together to reduce costs. We all recognize 
the cost implications of holding land while a builder tries to find 
his way through the maze of applications, reviews and approval that 


are required. 


Municipal and provincial governments should re-examine 
their growth strategies, the restrictive zoning regulations, and 
particularly the bureaucratic processes involved in approving 
development permits. We cannot afford excess red tape, and any means 
these levels of government can find to reduce the time consumed in 


this process will be reflected in land costs. 


And dialogue and co-operation between builders and 
local governments must improve. Projects must obviously conform with 
overall development plans, and these aims must be co-ordinated prior 


to the application process, not as a confrontation late in the process. 


For its part the federal government is taking several 
specific actions to reduce costs and improve the quality of the 
housing environment. Most of these initiatives are directed at land 
because it is the area where governments can exert their greatest 


long term leverage. 


1, land assembly: Last year I committed $100 million 
a year for five years. I am happy to report that 
since my announcement, all provinces have responded 
and we have committed $150 million for the public 
assembly of land. This program has been modified 
with quick-start provisions to encourage municipal- 
ities to get land serviced and on stream as soon as 
possible. 

Now I know that many builders are not enthusiastic 
about public land assembly, but the fact remains that 
every government in Canada is convinced that the 
shortage of available serviced land is one of the 
most serious difficulties we are facing. And it 
will take the concerted efforts of all involved, 
including builders and land developers to bring 
enough serviced land on to the market to stop these 


persistent land price increases. 
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Sewage treatment: I have given my assurance that 
the present program -—- which significantly reduces 
the cost of providing serviced land -- will be 
continued past its March 1975 expiry date. The new 
legislation that I will introduce this session will 
provide incentives to accelerate construction and 
will extend the assistance to cover storm as well 


as sanitary sewers. 


new communities: The creation of a new community on 
publicly assembled land outside a major centre serves 

a double purpose: it provides cheaper land for 
prospective pee ba, and relieves demand pressure 
on land in the parent city. We hope that the provinces 


will take advantage of this program. 


neighbourhood improvement: This program will make 


the refurbished older neighbourhood a viable 
alternative to the more expensive new suburbs. We 
now have close to $40 million committed under this 


and the residential rehabilitation program. 


railway relocation: We will introduce legislation 


this year to provide access to the most valuable under- 
utilized lands in the country -- namely the railway 


lands in the middle of cities. 
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6. financial mechanisms: Bill C-135, which provides 
enabling legislation for Mortgage Investment Companies 
was made law last month. Already two such companies 
are about to begin operation. We are confident that 
these new companies and the Federal Mortgage Exchange 
Corporation will bring more money into the residential 


mortage market. 


7. innovation: The new housing act has a substantial 
developmental program to help share the risks of 
developing new housing techniques. Ideas are needed 
from builders. We will help you to make promising 
ideas into reality. The United Nations Conference 
on Human Settlements that takes place in Vancouver 
in 1976 will focus world attention on demonstration 
projects that Canadian architects and builders can 


produce and I urge you not to miss this opportunity. 


I hope that the initiatives that I have described will 
help make 1974 a landmark year in terms of improvements to housing 


access and housing quality. 


I also hope that 1974 will be seen as the year that 


Canada implemented a system of home buyer protection, 
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I want to address the rest of my remarks to this topic. 
Purchaser protection for new homes is an issue of great importance to 
governments, to the building industry and most certainly to the 


Canadian home buyer. 


The federal government since 1968 has made great strides 
in the area of consumer protection. I'm sure you are aware of the 
legislation on hazardous products, packaging and labelling and weights 
and measures. It thus seems incongruous that in a country where even 
the simplest household appliance, like an iron, carries a full year's 
warranty, a house -- which is usually the largest investment made by 


a family -- carries no such buyer protection, 


Some may say, “With the National Building Code who needs 
a code for protection?” It is true that the National Building Code 
insures, if it is followed, that the house is safe and does not 


constitute ~a health, hazard: 


But this does not ensure consumer satisfaction. I 
suggest that houses should not -- and are not -- built merely to a 


minimum standard. 


Each house should be built to the level of quality and 
performance that the builder and the purchaser have agreed on at the 


time the house is sold. 


A warranty would then provide an obligation that the 
house has been built as agreed on and that the builder will remedy 


defects arising from failure to perform to that level. 
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The federal government made some progress in providing 
home buyer protection last year, The amendments to the NHA provide 
limited protection for the buyer of an NHA financed house. If the 
builder goes bankrupt before completing construction, CMHC will pay 
the full cost of completing that house according to the original 


plans. However, these steps are not enough. 


I would like to see established a national system of 
purchaser protection. And the federal government is determined to 
do all it can to establish a system which will ensure good quality 
for new construction, and an efficient and quick remedy in the event 
of failure to provide this quality. Perhaps we could take some 
direction in developing this system from the building code that 


Hammurabi of Babylon enforced some 3000 years ago. 


"If a builder build a house for a man and do not 
make its construction firm and the house which he 
has built collapse and cause the death of the 
owner of the house -- that builder shall be put to 
death. If it cause the death of the son of the 


owner of the house -- they shall put to death a 


son of that builder." 
I'm sure such drastic steps need not be taken. 


Considerable research has been done by CMHC and by 


HUDAC to find a more acceptable scheme than Hammurabi's. 
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A joint committee of CMHC, HUDAC, and the federal 
department of Consumer and Corporate Affairs examined growing 
consumer expectations in the purchase of new homes, and different 
consumer protection schemes in operation in various parts of the 
world. They recommended the establishment of a system similar to 


that operating in Britain. 


The conceptual outline contained in that committee's 
recommendations has been agreed to by the federal government and 
endorsed by HUDAC. Our subsequent studies have identified the various 
alternatives for developing the system of consumer protection. 

They are: 

What are these alternatives? 

1. Independent action by the provincial governments; 

2. Creation of a partial warranty system by 

the federal government; 
3, Establishment of an industry-run warranty 
and insurance system, or finally 
4, The development of an independently-run 
warranty and insurance system representing 
the interests of all concerned: The federal and 
provincial governments, the building industry and 


the consumer. 


It has become quite evident that several provincial 


governments will act soon in this area of purchaser protection. 
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The Government of Manitoba has established a commission to advise it 
and recommend a course of action, while the Government of Ontario has 


already received recommendations from its law reform commission. 


There is little doubt that unless some credible national 
scheme is established some or all of the provinces will amend their laws 
relating to the sale of homes to provide for a legislated warranty. 
While this would be effective in some respects it would be extremely 
difficult to establish a simple system of arbitration and settlement. 
Furthermore all the laws and law suits in the world cannot protect a 
purchaser against a bankrupt builder nor ensure that during the course 


of construction a house is properly built. 


To ensure that some protection is provided nation-wide 
for home buyers, the federal government acting alone could attach a 
warranty to every NHA loan. This would only cover a percentage of 
Canadian houses. But, lacking other action, I am prepared to recommend 


this type of warranty scheme in an area of growing concern to all home 


buyers, 


An alternate possibility would be the establishment of 
an industry~run warranty and insurance scheme. But this scheme would 
not have any jurisdiction or authority over government housing and 
would have, I assume, little credibility with governments and 


consumers. 
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The final alternative is to establish an independent 
council to administer and provide a nation-wide new home warranty 
and insurance scheme. It is this last alternative to which the 
federal government will grant support and which is the most attractive 
to me. It would 
- provide one universal scheme for Canadian home buyers, 
- provide the opportunity for all interests concerned 
to work together, governments, the building industry 
and consumers and, 
- provide the opportunity for these varied interests to 
benefit from each others' experience to develop the 


best possible scheme for ‘Canadian home buyers, 


The Federal government is determined that a Canadian 
warranty system will be developed quickly. And so, we are prepared 
to provide considerable organizational and financial support for the 
creation of a National Home Warranty Council. This Council would 
incorporate the following elements: 

lfsregistration of “builders to ensure ‘their 

competence and responsibility; 

2. physical inspection by agents or employees of 

the Council of the housing unit during the 
course of its construction. This does not mean 
there will be another layer of inspection. The 
design of the system would have to be such that 
duplication of inspection would be avoided but 


tailored to meet the needs of the warranty, 
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3. the provision of standard builders' warranties 
expressing clearly defined legal liability for 
the quality of the product when completed and 
for its continuing performance after occupancy 
for a reasonable time; 

4, simple conciliation facilities to resolve 
disputes between builder and owner on questions 
of non-performance; 

5. insurance of the consumer against failure of the 
builder either to complete the structure or to 
honour the warranty; 

6. insurance of the home purchaser over a more 
extended period of time against major structural 
defects arising through any cause not otherwise 


insurable. 


To ensure that the National Council will properly 
reflect the needs of the consumer, all concerned groups must be 
brought together and have the opportunity to participate in the 
formation of the Council. To achieve this, I propose that an 
interim committee be established -- composed of representatives 
of the various governments, the building industry, and consumer 


organizations -- to consult with all interested parties. 


I propose to call a meeting of the interim committee 


some time in March so that detailed development of the plan can move 


ahead quickly. 
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The federal government will provide financial support 
for the work of this interim committee, and Central Mortgage and 
Housing Corporation will assist with administrative requirements in 


any way possible, 


There are many areas which will have to be discussed: 
Method of registration; procedures for de-registration; term of the 
warranty and subsequent insurance; builders' liability; cost to the 
builders and the home purchasers; standards of construction; inspection 


procedures; conciliation and arbitration, and legal considerations. 


I know that I have outlined a very ambitious task. 
It will obviously require a very strong commitment from everyone 
concerned. It is because of the very substantial agreement we already 
have on many of these vital issues that I am confident the task can 


be completed quickly. 


I would like to emphasize however, that if for some 
reason the development of this scheme does not move forward as hoped 
the federal government intends to provide at the very least purchaser 


protection for all housing built under NHA financing. 


I urge you to endorse the concept and proposals I 
have suggested, and work within this format both individually and 


as a national organization. 


We have made great strides in home building in this 
country to date -- now let us make 1974 the year that we gave Canada 


a comprehensive system of home buyer protection. 


Thank you. 
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The urban transportation user is looking for more 
than the traditional. bus ride. He wants a number of his needs 
Satisfied. Speed. Efficiency. Cleanliness. Economy. 
Dependability. Regularity. Safety. Attractive, pleasant 
vehicles. And all that for the least possible bite out of his 
fax dollar. 

Actually, we are really talking about all those men 
and women who drive to work and back again in the family car, 
occupying space that could easily take another four people. We 
must provide attractive options to the automobile. What the 
consumer wants is the same, or close to the same, kind of comfort 
and door-to-door convenience that his automobile provides. 

It is going to take a lot of encouragement to convert 
the automobile addict to the righteous path of public transporta- 
tion -- in spite of the threats posed by energy and environmental 
factors. 

However, I think it can be done. With vigorous 
government policies and with innovations in vehicles and systems 


from the transportation industry. 
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Underlying that fusion of public policy and private 
Innovation is the need for new criteria to determine what the 
consumer will accept. 

The important phrase is "quality control" because the 
mee cuiier will select the best system, among the options presented 
3 him. 

Public transportation is in direct competition with 
the family car. Policy makers have to face that fact, however 
painful it is, and respond to it sensibly. 

The private automobile is the benchmark for judging 
public transportation acceptability, at least in North America. 
The provision of a bare minimum of public transportation is not 
m. Option if we acknowledge that we nae to compete in a market 
place dominated by habitual automobile users. 

Whee we are trying to do in Canada is to meet consumer 
expectations in a federal state with three levels of government. 
Phat situation calls for responsive policies and a-great deal of 
intergovernmental cooperation and consultation. 

In Canada, government has learned .a great deal recently 
about how people regard airports -- especially from the families 
who live near them, or who may wind up living close by. And we 
know, too, what the air travel public expects in the way of terminal 
facilities and in city-airport transportation. We know that the 


dir travel consumer not only wants to be consulted. He expects £0 


fm consulted, and is very insistent in this demand. 
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In planning and developing urban public transportation 
systems it's just not good enough to wait for consumer complaints. 
The consumer's needs have to be injected into the process at an 
early stage. 

We learned a lot from airport planning because the 
people who travel by air are not the type to accept a situation 
quietly. 

We haven't learned as much from complaints about urban 
transportation because users appear to tolerate inefficiency and 
inconvenience without complaint to a much greater degree. They 
tolerate this abuse, but all the while they are looking quietly for 
a better way to travel. Too often that turns out to be the family 
ear. 

We are striving for a high degree of citizen participa- 
tion in urban planning and development. There is no reason why that 
same process should not be part of the planning and development of 
urban transportation. 

In Canada, the federal government is moving to create 
a new kind of transportation age. It is one in which the consumer 
is to get priority attention; one in which national goals and local 
needs are to be meshed. 

The government is responding to expressed consumer 
needs with new policy initiatives. But equally, it is responding 
to the need to use urban transportation as a lever to manage urban 


growth. 
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We are determined to change current trends which are 
oncentrating Canada's population Overwhelmingly in just three 
entres. We are determined to get more balance into our urban 
ystem ... so that medium size and smaller communities can prosper, 
9 that our larger centres can cope with growth rather than letting 
E get out of hand. 

We are determined to use federal transportation policies, 
hich are sensitive to the urban requirement, in a massive but 
elective fashion, and as a tool to ease growth pressures on urban 
entres. 

Some oF could detail some of these policy initiatives 
or you now? 

We are creating a National Urban Transportation 
evelopment Corporation. This agency was first proposed at 
ur second national tri-level governmental conference on urban 
Sefairs last: October. For the Corporation is to be a partnership 
f the federal government and the provinces ... and the federal 


Overnment will not be a majority shareholder. It will be . 


venture operated by the federal and provincial governments, 
hd responsible to them, on behalf of all Canadians. 

We have been consulting with the provinces since last 
ctober on the details of setting up this Corporation. Now, we 
re well into detailed negotiations on the role of the agency and 


hat it is to do. And it looks as if all provinces will be partners 
ith the federal government in this new approach to meeting 


ransportation needs. 


Me ae Oo A 


* 
al 
i _S> 
. 0 
; “4 28 
: > 
— b = 0 
4) — 


stp doidy brat geste seria beatii7d35, 8 
. taut as vicainladexevy, nottalogog 2’ shaqa6. pnt: 3 
padtu iyo ofnt sotefed ecom 199: ot boulnsetsb ons. ah 
<TOQSOXG mad ‘nea jloummes: wallet: Sei ace mitbom tort O@. a ‘ 


prety: weld 2stere adwoty satw ere ABD netTins® tepesl the ta 
ben to, avo, 2 

an tabiog roizatsoganers Letebet ene. og heahicredab Sis. ow 
iva evieasbm 6 it dna cine neacud ely of evttlense ozs | 


ftieett MO. ie@Weegiqd Aaweut aaeo, oF Loan 6 ec bre oolias? avi 


esvigpicgink yatiog Aeade io woe Jieveh blinos 4 eqsnited 


§ 
. 


Swon ae 


O- SSSSQQRGaT ositil Sate. tet f ealtgeaxs Se8 ee 
Jf ODSROQOSY 3251.4 4a Yonagos ol aT nofts1eqyod Toa ; 
a An , | 


He si oO Se sia tii Tssseminevep leved-tat Deooives. broge 


(MIeistey « ott Gd OT HWOlLsaxoatud OAs so¥ tedog00 tes! ee 


ren Lots fS ..« afoiovegg ely tos tdamaxsvoe detebet 
?. Litw oF tablonotats ystwofeant 4 ed 3o0n Iitw saan 
rer eve a! Leta: (i one daxebe) ade. vd Bagetsad org b 


(hS7o) [lp *4 BleAed 26 ,madt oF @ldéienoune 


950 CSVHMIVOWw ari Div paiolvenas . ooad SVs; 9W 
a wm ~ei2Hnrogr S502. Gis ool sei ® @lrazsb els ao 
\. $2 / 21.02 Gili 10 enoigettopgean peligezeah oink iter 
ene i biw' @eont row,’ iis t ab ancol Ig bak ob oF; gt 2s 


oom OF AanoIGga- won olds «al jnommievep L[aisbet sag 


~ -@heon nolies7oe 


Spin-off, in terms of research and development, and 
the strengthening and expansion of our domestic hardware and 
software transportation industries is an essential objective. 

This is of particular importance in a country with a widely 
dispersed population and a huge land mass to contend with. 

The Corporation will be a national agency to marshall 
our scientific and industrial resources to the task of meeting 
most of Canada's needs in public transportation. It is to co- 
ordinate the research, development, promotion and marketing of 
systems and their components for a domestic market estimated 
conservatively at five billion dollars over the next 20 years. 

It will also enable Canada and Canadian industry to 
compete successfully in foreign markets, particularly those which 
share our climatic conditions and consumer orientation. 

A second initiative has to do with railway relocation. 
Both Canada and the United States used the railway to develop the 
national transportation and communications links which were needed 
so desperately in the late 19th century. And, for a long time, 
railways contributed to the prosperity and vitality of the 
commercial and industrial hearts of our cities. 

Time has overtaken that historic relationship. Railway 
tracks, yards, and other facilities in many cases now constitute 
serious obstacles to urban development and redevelopment and are a 


source of pollution and urban ugliness. 
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Our federal Railway Relocation and Crossing Act, which 
became law on June 1 of this year gives the federal government the 
power to order the relocation of railway lines and facilities where 
they constitute such an impediment. 

This measure is being implemented in consultation with 
the provinces to ensure their priorities and urban regional 
strategies are taken into account. 

The Act is in many ways a land use measure. But it 
is also a transportation measure. Municipalities proposing a 
railway relocation scheme must submit an acceptable urban development 
plan and urban transportation plan before federal support is 
forthcoming. 

Further, the federal government can now order a railway 
to allow the use of its tracks by another public transportation 
agency. And that particular clause means a great deal in terms of 
encouraging new and improved commuter rail services where appropriate. 

Land freed by railway relocation can be used for housing, 
for green spaces, for recreation areas, for rapid transie COrpraecs, 
Or a mix of all these. And the juxtaposition of urban development 
and urban transportation plans gives the kind of land use-transporta— 
tion relationship which is so necessary at the urban regional level 
if urban sprawl is to be arrested and urban growth managed 
effectively. There is a high degree of provincial and municipal 
interest in the provisions of the Railway Relocation and Crossing 


Act. 
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During Canada's recent federal election, wide ranging 
cransportation proposals were put forward by the present government. 

Those proposals will be getting legislative action in 
che coming sessions of the Canadian Parliament. The cost of these 
9roposals has been questioned, indeed to some it may be staggering. 
gut it is not prohibitive. The cost of inaction is incalculable ... 
in both social and economic terms. 

Similar fears were expressed when our first Prime 
finister, John A. Macdonald, proposed a transcontinental railway 
system ... a system which has welded us together as a nation and 
vhich made our federal system possible. 

These are people oriented proposals that the government 
fois will herald a major shift in urban transportation in Canada. 
3riefly, they involve federal support to municipalities for the 
lesign and financing of top quality city and suburban transit systems. 
[It is estimated that in new urban transit vehicles alone, Canada will 
9e spending at least $100 million a vear. 

The federal government is to work with the provinces 
and urban and suburban governments to develop transportation systems 
which will best contribute to acceptable forms of urban development. 

Where there is agreement among the three levels of 
jovernment on new transit systems (those that will contribute to 
yood urban design and add to the quality of the urban environment) 

-he federal government will pay 100 percent of the cost of new 


vehicles and 50 percent of the cost of new stations and platforms. 
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The federal program also calls for the Canadian 
government to cover 25 percent of the capital cost of all 
vehicles purchased for public transit within cities each year. 


| Support will also be available to encourage Canadian 


design, engineering and financing of urban/suburban transit 
vehicles, systems, machinery and equipment. Parenthetically, let 

me note that this is one of the tasks set out for the National 

Urban Transportation Development Corporation. Industry is to be 
encouraged to develop standardized systems, equipment and machinery 
-- elements such as telebuses and urban commuter trains. The acgency 
will encourage the development and growth of Canadian design and 
engineering capability. ‘Such Support will vrovide the foundation 
for a new kind of Canadian passenger moving industry and the 


Opportunity for greater interchange of transportation technology 


at the international level. 


Innovation in urban transit is to be encouraged, 
including improved concepts for systems integration, traffic 
Management, and public information. Deionetes tion projects are 
to be encouraged along the lines of existing projects, such as 
the Regina dial-a-bus program -- which has increased public transit 
use in that city and cut the operating deficit of the city's transit 
System; the Halifax and Toronto traffic management centres; Ottawa's 
Staggered working hours experiment and exclusive work hour bus lanes. 

All this broad ranging urban transportation activity is 
being developed with Canada's urban objectives in mind. It is 
also being developed against the backdrop of transportation 


principles adopted by the federal Cabinet. 
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Those principles are: 


ie Urban transportation policies must take account 
Bm other urban objectives. In the past, there has been an 


infortunate but understandable tendency to regard transportation 

n a vacuum - in isolation from other elements in the urban mix. 

-t is obvious now that federal urban transportation policies must 
sake national and regional growth strategies into account as well 
iS industrial deve lopment strategies and factors such as social, 

sconomic, environmental and land use considerations. 

Ds Federal action must be coordinated both within 
she federal system and with other levels of government. The 
complexity of urban transportation is such that joint action 
metween levels of government is necessary if sensible and 
sconomically efficient solutions are to be developed and applied. 

3% Federal installations are to conform to local 
ntentions and plans. Primary responsibility to plan for urban 
form and the location of urban activities rests with local government, 
is delegated by each province. At the same time, citizens are 
mertled to participate in the planning process as it directly 
iffects their communities. For its part, the federal government 
las accepted responsibility to ensure, as far as is practicable, 


that its installations conform to local intentions and needs. 


4. Regional and local differences in transportation 
fequirements are to be recognized. Urban problems vary across the 
sountry. Federal transportation policies must be directed to those 


iwban areas where federal participation is appropriate and oo a 
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bearing in mind the need for regional balance in federal programs, 
the need to encourage industry in economically deprived or remote 
regions, and to achieve a deconcentration of urban population and 


opportunities. 


Drs Transportation policy is to take account of the 


needs of all Canadians. Disadvantaged Canadians need access to 


public services even more than others. It may be appropriate to 


invest in transportation facilities for this reason even though, 


in this case, it may involve costs that outstrip revenues. The 
social costs of inaction would be far higher than any action to 
recognize the needs of the disabled. 

The consumer and his needs are very much at the centre 
of these federal urban transportation initiatives. How well those 
needs are met will depend on adherence to the principles I have 
listed and constant vigilance to people's needs, not administrative 
convenience. 

I am confident this can and will be carried out, 
indeed the government of which I am a member is wholeheartedly 


committed to this course of action. 
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to the 

Annual Conference 

of the Canadian Real Estate 
Association 

Halifax, Nova Scotia 
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I wish to thank you for providing me with the 
Opportunity to meet you -- an important element of the housing 
industry. It is particularly appropriate at this time because 
it is imperative the real estate associations, builders and 
governments get together to mount an attack on the critical 
problem of escalating accommodation prices. But you must 
know where you are going and what are the intentions of the 
government. Some I will speak of today, but others must wait 
for the Throne Speech and the presentation of the Budget. 

I want to talk to you today about the development 
and implementation of those urban policies. Equally important, 
ZI want to talk about the production and price of. housing, the 
availability of mortgage money, the policies of the government 
and inflation. 

Our cities, of whatever size, are in relatively 
good shape. We are not faced with imminent prospects of 
wholesale urban breakdown, aS are some nations. We are 
starting to shape the future of urban Canada from pretty 


sound footings, with many of our options still open. 
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But the hiving of most of Canada's population into 
the regions around Montreal, Toronto and Vancouver is continuing 
mea rate that:‘is far too rapid for effective, planned response. 

Already these three centres claim a quarter of 
Canada's population. By the year 2000, one-third of all 
‘Canadians could live in the three urban regions. And half our 
total population could well be concentrated in the urban axis 
Stretching from Windsor to Quebec City. 

We are over three-quarters urban now. The proportion 
Mili climb to over 90 per cent if current projections hold up. 

And that urban population will be standing on less than two per 
cent of the Canadian land mass. 

This rapid concentration of growth has led to problems 
mat remain to be dealt with--congested transportation, declining 
neighbourhoods in the central city, urban sprawl at the fringe, 
the erosion of agricultural and recreational lands,and rising 
land and housing costs. | 

There is no way that these problems Can DE "Geant. | Wet 
effectively if our population continues to concentrate at current 
rates, in Toronto, Vancouver, and Montreal. We cannot reverse this 
Meend but by diverting it by even 5 to 10 percent we can influence it 
an a very significent way. 

Without positive, enlightened and coordinated government 
levels of government to remedy these trends, this 


action by all three 


litany of urban woe could remain with us far into the next century. 


The urban future is an issue now. It must remain one for 


governments and people alike for years ahead. 
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| Assuming the accuracy of population trends and 
growth forecasts, would these lead to an acceptable future: 
for Canada? What are the consequences of such an uncontrolled 
future for national unity? For national purpose? For the way 
Canada is governed? What are the consequences for Canada aa 
90 per cent of us live in cities? Does the rest of the 
Bountry become a bucolic retreat for cattle, musk oxen, and 

a farm population? 

What are the alternatives to this kind of gloomy, 
unscripted scenario? 

The Cabinet looked at several options. For one, 
the federal government could assume a neutral stance to the 
projected future ... and hope that the provinces and munici- 
Mealities would fill the policy void. 

Or, the federal government could aim for policies 
which would completely decentralize urbanization. Which might 
have led to idealistic but totally unrealistic policies calling 
for support for every hamlet, village and town across Canada. 

Another option, the one selected by the coeeene 
to serve as the basis for dealing with the problem, called for 
deconcentrated urban growth -- a position roughly half way 
between a neutral stance and total decentralization. This has 
been spelled out in a two-fold statement on national urban 


objectives: 
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Zz To achieve a more balanced pattern of cities and 
‘towns, with increased emphasis on small, medium-size, and 
new Cormuni ties" and 
fe. _To improve the physical and social environment 
o£ tne larger urban centres, especially the inner city areas. 
(I want to provide our citizens with a choice 
if they wish to live in smaller communities. 
AS a Matter Of fact this is confirmed by a 
recent Gallup Poll which shows that 32 per cent 
of Canadians, prefer to live away from the big 
Cities. } 
This approach formed the basis for the federal 
| government's approach to urban growth at the second national 
tri-level conference in Edmonton last October. And it formed 
ehe basis for the common front to attack urban growth that 
emerged from those discussions. 

I am convinced that policies can be een 
and programs implemented, which will redirect the growth in 
the larger centres to selected smaller communities. People 
meer Looking for options to the megalopolis. Not everybody has 
to make his fortune and find poner cine in the big three. 
There are other centres that can have the same kind of 
eections and opportunities and we intend to help put them 


there. 
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At the same time, I am convinced that the inner 
areas of older centres can be returned to the people... 
revitalized to serve new urban needs and provide new community 
services. I am hoping Halifax and other Nova Scotian municipalities 
will soon benefit from our Neighbourhood Improvement Program. 
Endorsement of the national objectives by all three 
levels of government has given impetus to the second part of the 
federal response to urban growth. That is, the continuing and 
thorough-going examination of the whole range of existing federal 
policies and programs, and the search for new federal urban initiatives 
The National Housing Act has been a sound instrument for 
urban growth. The effective programs introduced in 1973, Assisted 
Home Ownership Program (AHOP), Non-Profit and Cooperative Housing 
Assistance, Neighbourhood Improvement ‘Program, (NIP), Residential 
Rehabilitation Assistance Program (RRAP), New Communities Program, 
Land Assembly, are being very well received by municipalities, 
provincial governments and the Canadian people generally. These 
programs are being monitored carefully to ensure that they reflect 
the needs of the communities in which they function within the 
context of provincial planning and national objectives. 
The development of other measures, such as the 
Railway Relocation and Crossing Act will be a good influence on 
the urban scene. Thus the urban transportation and housing provosals 


put forward by the present government are obviously intended 


to harmonize. 
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The government is looking closely at other possible 
ban initiatives. 

*“TACtIOnS tO pearoct the expansion of facilities 
in selected medium and small cities to make 
them more attractive to Canadians, and provide 
alternatives to living in the three major urban 


Cencres. 


* Development of housing programs better suited 


| to the needs of rural and small-town Canadians. 
* Expansion of programs to aid in the rehabilitation 
and redevelopment of inner cities. 


* Support for environmental research and regulations 


aimed at reducing pollution and enhancing the 
natural environment. 

* Measures to ee ee the unique and individual 
character of Canadian cities, including the 
puese cation ef; historicebuliddangs and 
neighbourhoods. 

* Actions to provide more open space and 
recreational facilities for Canadians in or 
near large urban centres,’ particularly in the 
light of increasing leisure time. 

This continuing examination will provide the basis 


(Or a number of future federal urban policies. 
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The third phase in this federal response to urban 


wowth is the whole, vital matter of intergovernmental telationships, 


f 


ealing effectively with urban problems requires the active’ 


i! 


ooperation of all levels of government -- hence the tri-level 


loncept which has led to two successful national tri-level 


onferences, plus those that are regional and local. Once again 


falifax is a model. 

I have stated that the federal approach to urban 
issues is based on three fundamental steps. First, the 

Me opment of national objectives acceptable not only to the 


federal government but to other levels as well; second, the 


sontinuing evaluation of federal policies and programs to 


msure they are responding to urban problems; and third, the 


creation and extension of a new style of intergovernmental 
Bonsultation and coordination on policies and prograins. 

I want to stress that we are not imposing our will and 
that we depend upon local governments to set and develop their 
own priorities within the context of good planning. Our role 
is one of coordination. It is responsive to and supportive of 
mOre local priorities. 

All three steps are essential in responding to urban 
growth but the third, under our system of government, is perhaps 
the most important. Without it, the effective resolution of 
urban problems is impossible. 


I wanted to take this opportunity to put before you 


My views on a whole urban development plan. But even more 
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aportant, I want to deal with a situation which, in some 


| 


meas, heasmueached ithe ycritical sstage;+thatsis, the 


wailability of housing at prices Canadians can afford. 
| You people are more than well aware that we have 
Pen insa period of rapidly escalating house prices. Last 
Bsary; the real estate boards were optimistic that the 
arket had peaked and would start to level off. However, 
imeces jumped higher in February. Higher in March. Still 
igher in April. The market that remained really active 
as in the very high-priced home category. 

It was essential that mortgage money be redirected 
o that lower and middle-income Canadians could continue to have access 
o housing. To accomplish this the government was forced to 
lace restrictions on high-ratio lending. Lenders were asked 
© require a 25 per cent downpayment on higher-priced housing 
hile 95 per cent insured loans were still available for homes 
hn the moderate-priced field. As a result, we started to see 
_flattening in the market and a slight downward curve. Had 
l@ allowed house prices to continue to escalate, it would have 
men, in-the-end, a disaster for both the industry and,,the 
muntry. 

You; -of- course) realizes that.it»is,very,much in 
he interest of your industry to see prices stabilize. To 
ee a steady supply of homes at prices people can afford. 
Seeethe long term, it is not in the interest of anyone in 
he real estate market to see prices beyond the reach of the 


Verage Canadian's ability to pay. 
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You have a role to play. You have a vested interest 
jin bringing equilibrium to this industry of yours. Just catering 
to the higher~priced market will be counter productive. 

| The market at the moment is uncertain. Interest 

rates are high. Mortgage money is in short Supply. Many 

Canadians are resisting the assumption of long-term mortgage 
obligations under these conditions. This might not be a 

bad thing. People are beginning to object and I think this is 
essential in dampening inflation and the inflation psychology. 

We are at a time when all facets of the housing 
industry must address themselves to what is not only good for 
them, but what is in the national interest. As I have mentioned, 
there is a natural tendency for the building industry to 
concentrate on expensive homes, where the best economics lie. 
mee is better for Canada if a builder builds two $30,000 homes, 
rather than one $60,000 home. For very little more labour and 
Capital, we can house two families instead of one, if the serviced 
land can be delivered at an economic price. 

The size of lots is another eninas Municipalities must 
consider the consequences when they insist on a minimum width 
of say 70' lots. I would like to see a change in the municipal 
attitude with respect to lot sizes. Few people can afford 70' 
lots any more, as desirable as they may seem to home owners. 
Furthermore it raises the municipal costs of servicing, urban 


transportation and of snow removal. These all are real costs. 
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There is a growing trend at the moment for lending 
institutions to place their money into existing housing, rather than 
ew housing. While I am not suggesting that we ignore existing 
aousing, I am suggesting that there must be a tilting in favour of 
new production. For one thing, that is where new jobs are created 
and I want to see the total housing stock increased. 
’ I am sure you have noticed in the press recently that I 
am prepared to inject $50 million into a program to spur the 
construction of moderately-priced rental accommodation in ten critical 
market areas. 
I would like you to know that the plan is ready to go 
into operation. The ten urban centres where vacancy rates are in the 
range of two per cent or less are -- Victoria, Vancouver, Regina, 
Saskatoon, Toronto, Hamilton, Montreal, Hull, St. John's NE£l1d., 
Saint John, N.B.. These are the 10 critical areas and our decision 
was based on metropolitan regions with a critically low vacancy rate. 
‘on that basis the Halifax-Dartmouth area in total cannot be considered 
to be urgent. However, as a result of my meetings today with.CMHC, 
provincial and municipal officals, I have become aware of a particularl 
acute problem in Halifax itself which is aggravated by an apparent 
problem with student housing. I want to reconsider this situation 
with the expectation of including Halifax in the special program. 
The program will make 95 per cent loans available at an 
8 per cent interest rate. The program will yield 2000 to 2500 units 
Starting this year in the municipalities where both the production 
of moderately-priced rental housing and vacancy rates are extremely low 
I am not suggesting that some $50 million will solve the 
problem, but our resources are being stretched. I have had 
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discussions with some provincial governments) and there, 1s 
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Some provinces matching the federal allocation on a dollar fox 


\dOllar basis. I hope other provinces will join with us. This 
is the sort of positive response I welcome. 

Rents for the housing units produced will be set 
mt in agreement between the owner and CMHC and will be based 
WOn the size of the units, the extent of services provided and 
the advantageous financing terms being offered. 


Advertisements will appear next week in the cities' 


and operation of the rental housing. 


“newspapaers inviting builders' proposals for the construction 
| 


We are going to call for proposals and select those 


|with the best package. By that I mean those that will provide the 


best housing at the most economic price. We are looking for 


proposals which are ready to go. Those that will come on the 


. 
market within a year. I am trying to reach the builders who 


| have land available, overheads to carry, plans drawn, ready to 
go, who cannot get financing and are waiting for something to 
_ happen. Well here is something that is happening. 
Any review of the housing situation in Canada would 
| mot be complete without reference to the Assisted Home Ownership 
Program. You will recall that the Prime Minister announced before 
the last election that $500 million would be allocated for the 
program. Of that amount almost four-fifths has already been 


committed. AHOP has been extremely successful in spite of the 


usual prophets of doom who said 
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it would not work. ft has worked and many thousands of 
Canadians have been assisted to become home owners. 

May I once more remind you how this program operates. 
It is very simple. Central Mortgage and Housing Corporation has 
a basic house price. If a person has to pay more than 22 per cent 
of his adjusted income to meet mortgage payments, he is assisted 
first by having the rate of interest reduced, as may be necessary, 
mecom 114 per cent to 8 per cent. It this is still not sufficient 
a subsidy of up to $600 a year is available. Depending on family 
Size and income, it can lend to an effective rate of four per Paes 

We are giving priority to new construction and I want 
to stress that I am concerned about production, employment in 
mac building industry, adding to the housing stock. We cannot cover 
the complete waterfront. We have to be selective. 

The objective of the Government of Canada as a matter of 
policy is to take all reasonable actions to provide Canadians with 
access to good housing. We have committed substantial resources 
in money and manpower. But government cannot do it alone. We are 
looking to the full participation of the entire industry, of which 
you are a major part. You are the professionals. You are the people 
who deal with the real world and the real conditions, day by day. With 


your cooperation and the full and enthusiastic participation of 
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the planners, all levels of government, we can and will 
the challenge. I am counting on you to help me. 


Thank you. 
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Mr. Speaker, in rising for the first time as a minister to take 
part in the debate on the Speech from the Throne, I should like. first, 
to express the wish that His Excellency the Governor General continues his 
recovery and that it be a full and speedy one. I also wish to compliment 
the mover and the seconder for their excellent addresses and, above all, 
‘to compliment this House on its wise choice of Mr. Speaker, whom I know 
personally and whom I hold in high regard, as does every member of this 
House. Also, I should like to thank all honourable members for their 
good wishes. I appreciate their thoughtfulness and I trust this spirit of 
goodwill will illuminate all the debates in the House and in the committee 


relating to my portfolio. 


In this new job of mine, I wear three hats: as Minister of State 


for Urban Affairs, as the minister responsible to parliament for the National 


Capital Commission, and as the minister responsible for housing through Central 


Mortgage and Housing Corporation. In the time available to me today I want 


to deal with each of these areas of responsibility, if time permits and 


honourable members will allow me. 


The urban affairs ministry is the agency which provides the 
communication links among all levels of government and among all government 
departments and agencies which have an effect to the urban environment. The 
National Commission has a special responsibility for the national capital 
area as an urban community which has a very special significance for all 
Canadians and of which they can all feel proud. In another sense, it is a 
model community, a showcase within which the meauied ce imaginative and 
innovative urban planning can be displayed. CMHC is an spans through which 
the government fulfils its obligations to ensure chat all Canadians have 
access to good housing and a healthy and sees community environment. 

It administers a capital budget of substantially more than a billion dollars, 
but it is not simply a banker. It is in fact an instrument of the government 


social policy in the field of housing and community planning. 


During the past three years under my two distinguished oredecesareem 
the ode es of State for Urban Affairs has led the way in establishing a 
system of trilevel consultations involving the three levels of government at 
the national, regional and local levels. That system is a key element in our 
joint response to urban problems, and it is one of the mechanisms used to get 
more benefits, more cutting power out of our individual but harmonized effort: 
at managing urban growth. It means that the federal, provincial and municipa. 


governments work with a common purpose, rather than at cross-purposes. 


For the past 30 years Canada's rate of urban growth has outstripped 


that of every other western industrial nation and, if it continues at its 
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present rate to the year 2000, we will be 90 per cent urbanized, with half 
of all Canadians living in Toronto, Vancouver and Montreal. Clearly, this 
Startling rate of growth is intensifying urban problems and spawning new 
ones. That, Mr. Speaker, is where our collective response must be directed 
- toward managing this rapid, unbalanced growth, not by imposing decisions 
on people but by providing attractive options. To meet this challenge, the 
concerted efforts of the federal, the provincial and municipal governments 
must be based on sound and achievable urban objectives, not vague theories 

or ill-conceived plans. I am happy to say we reached consensus on the 
general nature of those objectives at the second national trilevel conference 


in Edmonton last October. 


We are concerned with the ee a urbanization and the distribu- 
tion of our urban population. We are equally concerned with restoring and 
improving our older centres to develop the kinds of services, housing and 
amenities they often desperately need to make them attractive places in which 
to live and work. But concern is not enough, and therefore we have developed 


many elements in our response to the urban challenge. 


The Railway Relocation and Crossing Act, for example, has tremendous 
potential and we intend to exploit that potential to the fullest measure 
practical: to restore and revitalize our communities; to provide space for 
housing, for parks, for rapid transit corridors, for new commercial districts. 
This federal participation is in full recognition of and respect for provincial 


jurisdiction and with provincial priorities fully considered at all stages. 
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Another illustration is the new policy which now governs the 
management of federal urban lands and that includes a substantial amount | 
of prime land in major centres. The federal government, as a major land 
owner in most Canadian cities, has reviewed its role as an "urban citizen" 
and defined a new set of policies governing the management of federal land 
and properties. We will ensure that the redevelopment of federal properties 
takes place in the light of their best urban use, rather than narrow, 
primarily financial considerations. These new policies will ensure that 
federal land as much as possible remains in the public domain. Further, 
local communities will be gousdlited during the analysis that will take place 


in planning the re-use of these land holdings. 


Needless to say, the management of urban growth must take place 
within the context of regional growth strategies. They are as necessary to 
the effective handling of urban growth as is the trilevel co-operation in which 
we are actively engaged. Consequently, the federal government, through the 
Ministry of State for Urban Affairs, CMHC and other departments and agencies, 
is involved in supporting the development of growth strategies for a number of 
urban regions, and it will support many more in the future as the provinces and 


municipalities formulate their plans. 


One very special kind of planning is required in our port cities. 
We have a chance to reclaim our waterfronts, restore them to the use of our 
people and improve the capabilities of our ports to compete in world trade. 
The urban affairs ministry, together with other federal agencies, is examining 


the critical question of how port activities relate to and affect other urban 
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functions. We have begun to do this, for instance, in Vancouver, Montreal, 


Thunder Bay, Halifax, and Quebec City. 


Mr. Speaker, I have given just-a few tangible examples of how this 
government is proceeding with an effective response to urban growth in 
particular and to urban problems in general. It is a response which involves 
many federal agencies. It is a response which commits us to genuine and 
effective consultation with other levels of government. It is a commitment 


which I intend to carry out fully. 


With regard to the special planning opportunities within the 
national capital region, I should like to remind the House, Mr. Speaker, that 
the NCC has had, and will continue to have,'a major impact on the development, 
functioning and quality of life in this area which, apart from its national 
Significance, is also a thriving city. In fulfilling this role, the NCC is 
proposing two interrelated federal development strategies - one for the heart, 


or core, of the capital and the other for the capital region as a whole. 


A major objective of the core area planning is to link, physically 
and economically, the centres of Ottawa and Hull as the strong and dynamic 
heart of the national capital region which reflects and respects Canadian 
cultural life styles - a vibrant capital in which all Canadians feel at home 
and of which they are part. The major elements defining the image of the 
capital - the parliamentary, judicial and cultural institutions, as well as 
a major part of the federal administrative function - will continue to be 


located in the centre of the capital. At the same time, we will seek a 
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diversity of land use in the core area, emphasizing residential use, as 


well as governmental, retail and other business activities. 


In the wider national capital region, in face of the pressures of 
present and anticipated urban growth which could threaten the very quality 
of life as well as the role of the capital region, the NCC is proposing a 
framework of development for the next three decades, just as the Greber plan 
did for the last two decades. The planning concept for tomorrow's capital 
is not meant to be a master plan but, rather, a working document designed to 
focus intergovernmental and public dialogue toward a common set of develop- 
ment objectives. This document will be released within a few weeks. Such 
consensus is crucial at this time because of the various planning activities 
under way by other levels of government and groups in the capital region. A 
further study bearing on the development of the national capital region is the 
Fullerton report. This study deals with the administrative and organizational 
framework for the capital. In light of all these recommendations, proposals 
and plans affecting the area, the sevkiandne is committed to the establishment 
of a special committee of the Senate and the House of Commons to consider ques- 


tions relating to the future of the national capital region. 


I would like to speak now for a few minutes about another extremely 
important aspect of my responsibilities, the goal of putting good housing 
within the reach of all Canadians in all parts of Canada. This year, because 
of economic conditions which are common to all countries, the housing industry 


in Canada will not be able to maintain the remarkable record of growth which 
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has been established over the last few years. I will deal, in a moment, 


with the present housing situation in Canada and the action which the 


federal government is taking, and will take, to deal with it. 


When I suggested a few days ago, Mr. Speaker, that Canadians, by 
and large, are among the best housed people in the world, some hon. members 
opposite seemed to express some skepticism. That is their job. I should 
like to return to that theme now, very briefly, by citing some accomplishments 
of the last six years during the term of this government. During that time, 
Mr. Speaker, 1,350,000 new homes were built in Canada, while in the same 
period 700,000 new families were formed. We have not only been keeping up 
with the needs of new families for homes; our building rate has been almost 
twice that of family formations. This is fortified by the knowledge that in 
the last four or five years we have had no place in the bedrooms of the 


nation. 


In human terms, this represents not just 1,350,000 housing units but 
homes for almost 53 million men, women and children. This record has been 
achieved, Mr. Speaker, not only by sound housing policies but by a housing 
industry which, in terms of efficiency and productivity, is set the best in 
the world. I want to preserve a competitive, viable house building industry 
in this country as an essential partner with government in fulfilling people's 
needs. It is a strong and efficient construction industry and financial 


community in this country that will deliver homes to Canadians. 
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It is my intention to use existing programs, and new ones which 
I am developing, to stimulate this sector and to make certain that it is 
productive, competitive and responsible. Governments ae not build homes, 
builders do. We must provide the climate and support to make certain they 
do so for Canadians of all economic groups. We must exact the maximum 
leverage from every public dollar spent to unlock the greater resources of 
the private lenders and builders. The Economic Council of Canada told us 
that if we were to meet the needs of Canadians, we would have to build a 
million homes between 1969 and 1973. We accepted that challenge and we 


built 1,153,000 houses in that period, exceeding the ECC target by a 


substantial margin and surpassing 200,000 units every year. 


I know very well, Mr. Speaker, that it is not enough just to build 
houses. We have to build the kind of houses people need and can afford. 
In the six-year period from 1968 to 1973, we produced more than a quarter- 
million units of housing for low income people, at an investment of well over 
$2.5 billion. If the significance of those numbers is not evident, let me 
add that it is more than three times as many low income homes as were built 


in the previous 22 years. 


Housing itself, of course, is not our only concern. In the same 
six-year period we responded to the demand of Canadian municipalities for 
almost $.5 billion in loans for sewage treatment facilities, and wrote off 
25 per cent of those loans as an investment by the federal government in the 
interests of clean water and soil and good urban planning. That is a record 


of which any government can be proud. It is still a matter of deep concern 


to me, and to the government, that good housing is not equally available to 
all Canadians throughout Canada; but we have made significant strides towards 
that goal and we are constantly increasing our efforts. If we have to 
weather a few bad months because of the prevailing economic climate, I see no 
immediate cause for despair and I am confident that before long we will regain 


the momentum which we have built up over the last six years. 


I should like to share with hon. members the facts of the housing 
Situation as it exists today and at the same time describe the actions which 
the government is taking and proposes to take to change the situation. Because 
of rising prices, high interest rates and the reluctance of private lenders to 
commit mortgage funds, the annual rate of housing starts is substantially lower 
than the record levels of recent years. We have attempted to improve the 
supply of mortgage funds in a number of ways. First, through the Assisted 
Home Ownership Program we have made public funds available to finance housing 
where it is most needed, good housing for people of low or moderate incomes. 

In spite of those who cried that it would never work, AHOP has been, so far, the 
most successful of our new social housing programs. Zi am grateful to my 
predecessor for introducing this program and for showing industry and the people 


of Canada that housing can be built at lower prices. 


During the first nine months of this year we committed some $450 
million for the purchase of 20,000 homes for some 80,000 Canadians. About 
half of these homes were new construction. Because of the remarkable success 
of this program, the available funds have been taken up sooner than we expected. 


However, I want to assure the House that as soon 4s additional funds become 


available, AHOP will be continued. Before the start of the next building 
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season in the spring of 1975, new initiatives will be introduced to . 


complement this very successful program. 


So far this year CMHC has made direct loans amounting to more than 
$568 million to finance more than 27,000 homes - about two-thirds of them 
new construction. I announced a few weeks ago that we were prepared to put 
up $50 million at 8 per cent if builders in some of the larger cities would 
build housing for rent at agreed-upon moderate rates. I said at the time 
this would not be a panacea but one important initiative in dealing with a 
complex problem. It is evident, however, that it is not possible to fund all 


the new housing in Canada with public money. 


Earlier this year we secured the co-operation of private mortgage 
lenders who agreed that high ratio loans should be available only for housing 
in the middle and lower price range. The lenders agreed that, for more 
expensive housing, down payments would be at least 25 per cent. At a time 
when mortgage capital is not readily available, this agreement has the effect 
of directing our financial resources to the creation of modest housing for more 
families, a strategy more consistent with our over-all national housing 
objectives. Over the years, the federal government has introduced many measure 
to encourage private investment in housing. Under CMHC mortgage insurance 
arrangements as provided for in the National Housing Act, private approved 


lenders made some $1.5 billion in loans to home buyers last year. 


Last year legislation was passed to create the Federal Mortgage 


Exchange Corporation and to permit the creation of private mortgage investment 
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corporations. These measures are intended to make residential mortgages more 
attractive and convenient as an investment and to bring more investors, 
particularly small investors and a largely untapped source of non-equity 
foreign investors, into the field. We must continue to seek new pools of 
capital which can be tapped for housing money, and step up the flow from 
existing sources. I have always felt that pension funds should be much more 
active in mortgage investments. I know their participation in housing has 
increased, partly because of the persuasiveness of my predecessors. But I 

do not think the full potential of these funds as a source of capital for 
housing has been reached, not by any means. I am going to pursue that 
possibility. I think the time has come also when we should consider seeking 
housing non-equity capital from outside Canada in a more active and deliberate 


way. 


As a further step toward making better use of private resources, 
our success with the Assisted Home Ownership Program suggests to me that if 
it is going to achieve its full potential in enabling Canadian families to 
buy their own homes, ways may have to be sought to make use of private as 
well as public capital under similar terms and peeeieiones In this way, 
assistance could be extended to twice as many families than if we were dependent 
only upon available public funds. At the same time, the private sector would 


be further stimulated. 


As a general benefit for people who are purchasing modest homes for 


the fret time, the government has proposed a grant of $500 as a way of oLrX 


setting the building materials’ sales tax, for people who are most in need of 
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help. This was referred to in the last budget and I anticipate it will be 
proposed to the House again as soon as resources permit. I believe the 
proposal to inaugurate a registered home ownership savings plan is in the 
same category. I have great expectations for this plan, which would give a 
very substantial tax saving to young people who are saving to make a down 


payment on their first home. I would also hope that a means could be found to 


see that these funds, or a substantial part of them, are invested in residential 


mortgages, to further augment the capital supply and the housing stock and 


complete the cycle for which that money is being supplied. 


We will, of course, continue our support and encouragement of 
provinces and municipalities for the public assembly of land to which we have 
committed $500 million over five years, particularly those projects which 
promise a quick addition to the supply of serviced iand, and on terms which 
will encourage municipalities to speed up planned residential development. 
The first of this land will shortly be appearing on the market. We are 


beginning to see the results of that fine program which should assist us in 


a major way. 


In that regard I propose to reintroduce into the House legislation 
which will continue and improve the federal program of assistance for sewage 
treatment facilities. As a means of helping to increase the supply of serviced 
land, storm trunk sewers will be eligible for assistance for the first time 
where they help open up new areas for residential development and provide 
lower-cost housing lots. This legislation continues the forgiveness provisions 


to the provinces and municipalities. 
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Hon. members are very well aware of the wide range of social 
housing programs now available under the National Housing Act. I have 
already Leet to AHOP, which can be of special benefit to young families. 
Another important approach is through what has become known as the third force 
in housing, housing provided not by the government, not by the conventional 
housing industry but by local people helping themselves. Very often this 
housing is created for the elderly or for the physically or mentally handicapped. 
We give these public-spirited sponsors 100 per cent financing at favourable 
rates, a 10 per cent capital write-down and substantial grants to help plan 
projects and get them started. With this kind of help, of course, we expect 
these groups to create housing that will rent at a price somewhat below market 
rates and reflect interest subsidies and grants which are provided with public 
funds. We are now looking at other ways of helping these third force groups, 
particularly ways in which land could be made available to them at a lower 


cost, especially near the central cores of our major cities. 


I am pushing ahead energetically with the program of rural and 
native peoples' housing which my predecessor announced in the last parliament 
and under which we are committed to create or rehabilitate, with the fullest 
possible co-operation of the local people, a total of 50,000 homes over the 
ae five years. This program requires the agreement and participation of 
provincial governments, and I am pleased to say these negotiations are 


proceeding and agreements should be reached with most provinces before the 


end of the year. 


For many people, of course, the only solution to their problems is 
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public housing provided at rents geared to their income. I am sure this 
kind of solution will continue to be needed for many years to come. However, 
we are continuing to seek new ways of applying this program, particularly 
arrangements which will avoid creating so-called ghettoes and which will 
integrate public housing clients into the community without incurring any 


social stigma, and also enriching the lives of those people and their children. 


All these programs offer the people of Canada not only help with 
their housing problems, but the widest possible range of options to select 
the kind of housing they will occupy and the way they will occupy it as owners, 
tenants or members of co-operative organizations. I do not agree that everyone 
is entitled, as a matter of right, to be provided with a house of his own by 
the government. I do believe, however, in equality of opportunity and that 
all Canadians should have equal access to the same options for solving their 


problems. 


I believe that people, like governments, in selecting their options 
in these times should exercise restraint. I think there is adequate evidence 
that some of our present difficulties are created by a minority of people who 
have heated up the housing market by repeatedly trading up to larger and more 
expensive houses which bear no relation to their essential needs and sometimes 


not even a relationship to their cost. 


I wish to conclude, Mr. Speaker, by reiterating the view of this 
government, that even though housing is a critical element in the economy of 


the country, it is not simply a commodity to be brought and sold according to 
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the winds prevailing in the marketplace. Because it is an essential factor 
in the fundamental physical and social well-being of people, housing must be 
the subject of deliberate, consistent, long-term policy. This is why I reject 


any suggestion that housing funds are turned off and on to manipulate the 


economy. 


Our financial commitments have not fluctuated; they have been 
consistently increased. Certainly, we must always be aware of the demands 
which housing makes on capital markets, its effect as a stimulator of 
employment and as a catalyst in the sale of a wide range of capital goods. 
These considerations, however, must be carefully weighed-off against a 


preeminent concern for people's immediate and urgent need to be decently 


' housed, a need which cannot be deferred or delayed to accommodate economic 


or fiscal mechanisms. 


Though I am a new minister, Mr. Speaker, I have the great advantage 
of being a member of a well-established firm. I mean, of course, the present 
government. It is a firm which, with respect to housing as in all other 
matters of public concern, enjoys the well-founded confidence of the people 
of Canada. Many Canadians are concerned just now about their current housing 
“problems, but they have resisted and will continue to resist the efforts of 
those people who would magnify these difficulties into a national crisis. The 
people of Canada have confidence, Mr. Speaker, in a government which during 
its term of office has seen the creation of new homes for 5% million people, 


far exceeding the population growth and the rate of new family formations. 
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The people of Canada have confidence in the government which 
accepted the challenge of the Economic Council to build a million homes in 
five years and exceeded that target by a healthy margin. The people of 
Canada believe that our present housing problems can be solved, and they 
believe they will be solved by the government which during its six years 
of office built three times as many low-income homes as were built in the 


previous 22 years. 


The people of Canada expect solutions from the government which 
introduced assisted home ownership, neighborhood improvement, residential 
rehabilitation, rural and native housing, the widest range of far reaching 


social housing programs ever introduced in Canada and, I suggest, in most 


countries of the world. The people of Canada know that our housing difficulties 


will not be overcome overnight by some simple device pulled out of somebody's 


hat. It will require a sustained attack on many fronts, not by a single 
minister but by the whole federal team working with other governments, the 


financial community and with industry and people at the neighborhood level. 


That is what the people of Canada expect of this government, and 
that is what they will get. They have every reason to face the months ahead 


with confidence and good hope. 
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As an elected representative from a major urban area, I am 
constantly aware of the problems of urban living in Canada and now as 
the Minister responsible for the Ministry of Urban Affairs and the 
Central Mortgage and Housing Corporation I welcome the opportunity to 


express this concern in a tangible way. 


I do not take this responsibility lightly. It is not an 
easy feat to ensure that all Canadians in all parts of the country and 


at every income level are provided with access to decent accommodation. 


We're in this with our eyes open and all of us are aware 
of the many problems and barriers that confront us in achieving our 
objective - the high price of a home, high interest rates and the 


shortage of serviced land are but a few. 


It is fair to say, I believe, that by and large Canadians 
are among the best-housed people both qualitively and quantitively in 


the world. 


Canada has an exceptionally good record in dealing with 
housing problems and this government has no intention of abandoning 
its commitment to the provision of good housing for all Canadians in 


a stable housing market. 
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Let's just examine that record for a moment. A few years 
ago the Economic Council of Canada told us that in order to meet the 
needs of Canadians we would have to build a million homes in the five 


year period between 1969 and 1973. 


Through CMHC and in cooperation with the provinces, munici- 
palities and the private building industry, the government has responded 
aggressively and that target was exceeded by a substantial margin, 


surpassing 200,000 units every year. 


In the last six years 1,350,000 new homes were built in 
Canada, while in the same period 700,000 new families were formed. We 
haven't just kept up with the needs of new families for homes, our 


building rate has been almost double that of family formations. 


In human terms this represents not just 1,350,000 housing 


units but homes for almost five and a half-million men, women and 
children. We in Canada have more than kept pace with this phenomenal 
growth rate. We have in fact improved the housing market from its 
state six years ago. This is a record of which we can all be proud - 
not complacent - but proud. It is true however that there are many 
individuals and groups within our own society, too many in my view, 


who are still on the outside looking in. 


This continues to disturb me, particularly in a society 


as affluent as ours. 
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I'm not comforted by the fact that low-income, fixed income 
or otherwise disadvantaged Canadians are in danger of being hurt the 


most in an inflationary marketplace. 


These people are the government's first concern - they're 


your first concern and they're certainly my first concern. 


Clearly, the number of housing starts, record levels in the 
last four years, is extremely important. What is even more important 
is the distribution of housing starts among all levels of society. 
Unless we build the kind of housing that people need and can afford 


we will have failed. 


But I wouldn't be satisfied if our only goal was to build 


| enough housing units in which to contain people. 


People must live in communities not simply protective en- 
closures called houses and it is the quality of those communities 
socially, culturally, recreationally and economically which is so 


fundamental to a healthy society. 


During the last election when I was knocking on doors in 
my riding, which is a reasonably affluent suburban constituency for 
the most part, I came across a development of what would be called 
stacked town houses - quite pleasant really. It was an OHC project, 
the kind that used to be considered not much more than a better place 


to house low-income people and of course it would always be found in 
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the core area of the city, filled with families who have been hopelessly 


enmeshed in the welfare cycle for generations. 


I noticed there were kids of all colors playing in the yard 
of the complex and having a whale of a time and it really had an impact 
on me. Imagine, a whole new world was opened up for these children, out 
of the shadows of the skyscrapers - the potentially explosive atmo- 


sphere of cramped living, dirty gutters, winos and prostitutes. 


One of my constituents, a long-time resident of the area, 
at first expressed some skepticism about "these people" moving into his 
neighbourhood. But after being himself exposed and having his family 
exposed to people from the project he admitted to me that his attitude 
had changed completely and his previously held prejudices were more 


artificial than real. 


Here's a chance to break the poverty and welfare cycle 
which, in my view, is as much social or attitudinal as it is economic. 
Here is a chance to make communities real communities and not simply 
packages of poverty and parcels of wealth, each one separated from the 


other by outmoded attitudes and artificial animosities. 


Really what I have learned from such an experience is that 
building public housing projects away from the core areas of cities 


can work and work well for all concerned. 
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In the first place they provide better housing for low-income 
people in a clean, healthy atmosphere. The public housing clients are 
removed from the ghetto-like environment of the city centre and placed 
into a community of opportunity with incentive to improve their lot in 


life, not a block of dead-end despair. 


A natural extension of this is that their children are pro- 
vided with hope. No longer are they trapped by conditions over which 
they have no control. For once their dreams have a chance of coming 


CEwe:. 


I am a strong believer in integrated communities, communities 
which have a balanced social, cultural, racial and economic mix. I do 
not believe in financial or social isolationism. I see them as a threat 


to the very fibre of our society. 


It is my belief that such communities provide every bit as 
much benefit to the existing residents as they do to the clients of 
public Hous tng They open new vistas of understanding and empathy. 

They show by example that people of different economic and social back- 
grounds are not threats to the desires and aspirations of the so-called 
middle class, they are merely trying to enjoy the same rights, privileges 


and opportunities as are available to the majority of Canadians. 


Unfortunately there are too many elements in society who 


actively resist the introduction of public housing into existing 
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residential areas and this has a deterrent effect on public housing plans 


in some communities. 


I want to say to those organized community groups and politicians 
who are lobbying against public housing projects in their neighbourhoods 
that a healthy democratic society cannot survive and prosper with those 


kinds of attitudinal barriers confronting us at every turn. 


In saying that I want to add the reassurance that we will not 
just barge in on residential communities and plop public housing projects 
in them. We will do so in a way that ensures these projects will become 
integral parts of the communities, sensitively planned in the context of 
the community as a whole and soundly managed. We are not out to create 
suburban slums. They will not be aiicsen of blight in a tranquil setting 
but useful contributions to vibrant and dynamic communities. They will 
be built with the cooperation and consultation of the provinces, munici- 


palities and residents to the very fullest extent. 


Collectively it is our moral responsibility and in our en- 
lightened self-interest to ensure that everyone has the right to the 


preservation of his essential dignity as a human being. 


With this in mind we are currently taking a close look at 


the entire public housing program with a view to making necessary 


changes. 
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One of the areas concerning public housing that we are currently 
looking into is the rent-to-income scale, in an attempt to determine if it 
remains realistic. We want to be sure, for instance, that our regulations 
are reasonable and humane and will allow us to respond sensitively to 


people's needs and their changing circumstances. 


We are asking a number of questions regarding the structure of 
public housing programs, for we do not wish to become complacent and assume 


that we have arrived at all the right answers. 


We are aware, as you are, of the special problems associated 
with the management of public housing. People who require public housing 
assistance are vulnerable, and very often are burdened with social and 
personal problems, as well as economic ones. Their wants and needs 
require a certain sensitivity in fa cHTaRe as your own experience tells 


you so well. You are frequently faced with problems of a social nature 


far more serious than simply the collection of rent. 


Because of the special problems associated with the management 
of public housing projects, we are considering how we could contribute to 
the training and development of competent, knowledgeable housing managers 


on a scale required in a country as vast as Canada. 


In concert with CMHC officials, I am looking for innovative 
solutions to these and many other housing and community problems. It 


seems to me that this is an undertaking in which all of you could 


participate. 
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You are part of the action. You are familiar with and under- 
stand fully the problems of public housing tenants. You are, in effect, a 
conduit to the government for reflecting the attitudes and reactions of the 
people who are our first Henceent the low-income families requiring public 


housing assistance. 


I feel we should look to you not only for the efficient man- 
agement you consistently provide, but for counsel and suggestions for 
the betterment of the public housing program. And I feel, as did my 
predecessor, that public housing tenants should have a part in decisions 
which affect their lives. Their voice must be heard, because it is their 


social well-being that is our primary consideration. 


Public housing in Canada peecayed its first real impetus 
twenty-three years ago, when housing authorities first came into exis- 
tence to provide expert and voluntary management as well as a tangible 
link between the tenants and the various levels of government. You have 
seen and have been part of many progressive ‘changes since that time. 


Perhaps your biggest challenge is yet to come. 
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Mr. White, Mr. Newman, Mayors, Officials ... 


There are several good reasons for the pleasure and 
anticipation I feel on being present with you today. 

And, I am sure, that after all the false starts toward 
this meeting over the past year, you must be feeling a good deal of 
Satisfaction in finally seeing the federal Urban Affairs Minister 
in the flesh. 

The pressures which uatentee this meeting taking 
place earlier were unfortunate; but, they were also unavoidable, 
given the hectic nature of the federal legislative process prior 
to the election. 

I am sure you recognize that. 

I am here because I am committed to intergovernmental 
consultation as the key organizational element in our joint response 
to managing urban growth. I was a firm believer in ... and an 
advocate of ... tri-level consultation long before I was named to 
the Cabinet. 

I view this meeting as a working session; one in which 


we will engage in frank and open consultation on the principal 


agenda items. I hope you are of the same opinion. Because with 


eat cee 


- 2- 
this context in mind, I want to confess at once that I will not be 
making any announcements concerning new federal policy initiatives 
Or programs to capture media attention. 

This kind of provincial level consultation is especially 
important in responding to urban issues ... because it is at this 
feovel;,.and in. this. kind of. forum, that, federal programs can be 
discussed in the context of provincial priorities and planning 
strategies. 

This mix of federal programs and provincial priorities 
surely, is the one we need for fruitful discussions...so that 
when we break this afternoon the appropriate working relation- 
ships to implement the Railway Relocation and Crossing Act for 
the benefit of Ontario communities will be clearlv understood 
by all parties. 

Before I was named to the Cabinet I often wondered why it 
took so long for ministers to respond to constituency requests and 
answer their correspondence. I am finding out very rapidly, and to 
my chagrin, that the scarcest commodity in a minister's daily routine 
is time to get everything done. I am sure John White agrees. 

In spite of this dilemma I want to meet with you on a 
regular basis and I suggest that once a year an Ontario tri-level 
meeting at the political level would be useful and appropriate. Of 
course, if a critical issue arises a special meeting could be 
arranged to deal with it. 

This is not an ideal schedule, perhaps, from your point of 
view. But it is workable and it will maintain the momentum which has 
been generated by the two national tri-level conferences and the 


provincial tri-levels which followed in Ontario. 
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I see the tri-level process essentially as one that 
moves forward logically, as our joint efforts to Manage urban 
growth continue to develop. 

The tri-level process at the provincial level is not 
intended to, nor is it particularly suited to, the solution of 
immediate problems and issues. It should be devoted to the 
broader challenge of shaping the urban future for Ontario residents. 

And that can only be accomplished if it involves 
continuing examination of federal policies and programs within the 
context of provincial plans and priorities. 

Such scrutiny will not succeed if it lacks appropriate 
reference points. 

One such reference point is the one I have mentioned 
... the examination, at this level, of federal programs in the 
context of provincial priorities and local needs. 

Another reference point is the development of 
appropriate urban objectives to guide policy development by each 
level of government. 

A broad range of such objectives is being developed 
by the federal government, against which existing federal programs 
will be evaluated for their urban impact, and against which new 
initiatives will be tested for their potential in ameliorating 
or solving urban problems. 


Chief among those problems is the overriding issue 


of rapid, unbalanced urban growth. 


SP are i | 


= 7 
: re, a > 
: - 2 Fas ee , 
- s : - 
> 
-t- an er 5 = 
ry Sa: ’ 
} 7 . _ 


ide Ssoatem us aoe ada i The ee vebteslve! brswiet « 
a5 _ dofewab oz suaksaos 

ae love! wr add $6 radvede Titi? aaa! eit 
®4 ‘not tufice oa3 ode hetige pbratdshsied ti =i Jon ,oF bed 
Sf3 of Qsetoveb ac lvoe af dein Gow ceded etstt 
WaShineay oizedrO 204 stusu2 aseze 963 poignede 20 9prelisds 


. 
‘Viowri ci 24 betieifvfoncoue 6d vino 206 Gas Bad 
ony niisiv. aas2v07e tae estotian fayshek tC Oil sniaexe paigaltaoee 
| | 
iiICL2G fa6 Bnelq Lelonivose Yo Ixesnoe 
T 


SSSae I0n [Lliw gaiscuse dass 


f -@inlog sursistag 
BIOL IAS Sve i Sms efit sk tal of Suieresie: fops sao 
2* 


733 G2 Sherpcig leatebst io \(otel aie oe NGljJenimsss sd3 


Seen iaspOl Cup en tsiusl se katontvarq io Jess 


Pema AVON Bis 2) triog sonéaestes Tati fordA 
foce Ya +Sefno (vsp ¥Yo..Oo9 Gocop o¢ wep sJ52(¢CoO ada ) eisizqotae 


-tramritevep t6 £ 
PaTCISTSE wisi @i.esvisserede joie 30 Spnex Seord A 
Mereos LASS 3e% Paso-ahete ds bid TeNi S56 . J nSwiirtavop InasheF oma 
Wr S2titw tehiscs’ Sree SIaQGES Medry tL 903 Boz hS2sulsve oo rom 
PeASSiLems af Indsnesor views tor beves7 sd Liw gevisnrse ; 
sain fin taeda paiv ies am 


Oo ei? af egeidose seadg etoms teiddD 


JWOIp nodry Beonsistian Sgerme 


Rising costs for urban land and housing are 
inescapable, so long as more and more people and activities 
are squeezed at a rapid rate into a small number of urban 
centres. Environmental quality is jeopardized. Amenities 
and services are sacrificed. Social conflict mushrooms. 

And, in the wider context, the commitment of 
Canadians and Canada's governments to national unity and to the 
elimination of regional disparities would be nullified if 
Canadians accepted a projected growth pattern that continued to 
concentrate people and activities in a few urban centres. 

Our broad, immediate objective for managing urban 
growth calls for a two-phase approach: 

1. To achieve a more balanced pattern of cities and 
towns with increased emphasis on Sen, medium-size and new 
communities. 

2. To improve the physical and social environment 
of the larger urban centres, especially in the inner city. 

To ensure that you have'some understanding of these 
federal objectives and their relationship to federal policies I 
want to discuss, very briefly, one or two examples from different 
sectors. 

New federal policies and programs have and will be 
developed in the light of these objectives ... the Railway 
Relocation and Crossing Act is an example. 

New federal urban transportation initiatives, whose 


broad outlines were discussed during the election, will reflect 
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these objectives as they go forward. At the same time certain 
other principles will apply to urban transportation policies. 
These principles state that such initiatives will: 
1. Take account of other urban objectives. 
2. Be coordinated within the federal system and 
with other levels of government. 
3. Conform to local intentions and plans, in the 
case of federal installations. 
4. Recognize regional and local differences in 
transportation requirements. 
5S. Take account of the needs of all Canadians. 
Another example which demonstrates the continuing 
emphasis the federal government is placing on the need for 
sound urban initiatives is demonstrated by the new set of policies 
to govern the management of federal urban lands. (The federal 
government owns millions of acres of land throughout the country 
and some 200,000 acres are prime holdings in major urban centres.) 
A great many urban development problems facing 
municipal government revolve around land use and land development 
issues. 
The federal government, as a major land owner in most 
Canadian cities, has reviewed its role as an urban "citizen" and 
as a potentially important actor in urban development. As a 
consequence of that review, policies governing the management of 


federal land and properties have been defined. 
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This new initiative represents the culmination of 
“many months of innovative work by the Urban Affairs Ministry. 
And it involves closely coordinated action by Treasury Board, 
the Department of Public Works and the Ministry of State for 
Urban Affairs. 

The new principles governing federal land management 
provide an opportunity for the federal government to join with 
other levels in improved management of all public lands. 

The policies can be summarized under these 
headings: 

First, the federal government will, by and large, no 
longer sell its land holdings which are surplus to the needs of 
a given department. Public lands will remain as much as possible 
in the public domain. 

Second, when a given property iS no longer required 
by the department which was uSing it, an examination will be made 
by the Urban Affairs Ministry to determine what should be the best 
use of that piece of land in urban terms. This will ensure that 
the redevelopment of federal properties takes place in the light 
of urban, rather than narrow financial, considerations. 

What that means is that,wherever feasible, and 
wherever appropriate mechanisms exist, the federal government 
will consult provincial and local leaders on their views concerning 
future use of such federal property. One mechanism for this 


consultation is a metropolitan tri-level committee. These have 
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been established in a number of Canadian centres and they have 


proved their value as forums for discussion and action. 


Third, all important federal land holdings in major 
cities will be systematically reviewed on a cyclical basis to 
ensure that these holdings are being put to their best urban 
uses. 

The significance of this new set of policies, which 
we are now implementing, will not escape you. We are looking here 
at thousands of acres of choice, strategic urban land across the 
country. These holdings will now be examined in light of their 
true urban function. And I can assure you that local 
governments will be fully consulted in the analyses that will 
lead to re-use decisions on these holdings. 

These few examples demonstrate the range of 
federal urban policies that are being developed in an integrated 
response to urban problems, especially the central problem of 
urban growth. They provide ample reasons for continuing 
provincial tri-level consultations on a regular basis. Because, 
they will be more effective when they are shaped to respond to 
provincial priorities. The Railway Relocation and Crossing Act, 
for instance, is primarily a land use measure. And land use planning 
is very clearly a provincial responsibility. Therefore, today, 
we want to make sure that the Act is going to be implemented in 


Ontario in line with the province's planning strategies. 
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Beyond this, however, it seems to me that the whole 
question of urban objectives and urban policies demands continuing 
discussion at the national level. The national tri-level conferences 
have already produced an important consensus on the need to manage 
urban growth through concerted action. 

More practically, and more immediately for municipalities, 
they have generated an examination of public finance that has the 
potential for a new approach to the question of financing urban 
services. The report of the public finance task force, holds 
important implications for the federal government, the provinces, 
and the municipalities. It is therefore extremely important that 
the report be discussed in the setting of a national tri-level 
forum. 

In closing I want to say a word or two about federal 
plans for sewage treatment legislation. I know this is a matter 
of much concern to many municipalities. 

First of all, the March 31,1975 time limit on the 25 
per cent forgiveness clause for sewage treatment loans will be 
eliminated. 

Proposed revisions to Part VIII of the National Housing 
Act, which are to be introduced shortly in the House of Commons, 
as you may know, will make the federal sewage treatment program 
more effective in preventing water and soil pollution, and in 


encouraging comprehensive land use for residential development. 
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That, Mr. Chairman, ends this brief opening summary 
of a number of federal urban initiatives. Let me repeat that 
I am here because I am personally committed, as is the federal 
government, to these tri-level meetings and to the discussion 
Ottederal programs in the light of provincial priorities. 91 
am looking forward now to a very full discussion of how we can 
implement the Railway Relocation and Crossing Act in Ontario. 
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finistry of State Ministére d’Etat — 
Jrban AffairsCanada Affaires urbaines Canada 


613) 995-9746 


Société centrale 
d'hypothéques 
et de logement 


Central Mortgage 
and Housing 
Corporation 
(613) 746-4611/local 266 


mmission Nationale 
(613) 992-4231 


MR. SPEAKER, 


WITH THE PERMISSION OF THE House, I WOULD LIKE To 
MAKE A STATEMENT WHICH CONCERNS FORTHCOMING LEGISLATION, 


I WOULD LIKE TO CONFIRM THE GOVERNMENT'S INTENTION 
TO INTRODUCE IN THE HOUSE, VERY SOON, LEGISLATION WHICH 
WOULD AUTHORIZE, FOR A ONE-YEAR PERIOD, THE PAYMENT OF A 
3500 GRANT TO PEOPLE BUYING A NEW HOME FOR THE FIRST TIME, 
PROVIDED THE HOME IS MODERATELY PRICED. A HOME MAY BE 
DEFINED AS A PRINCIPAL RESIDENCE OF PERMANENT TYPE WHICH 
CONFORMS TO LOCAL STANDARDS OR BY-LAWS. 


THIS WAS A COMMITMENT MADE BY THE GOVERNMENT 
DURING THE ELECTION CAMPAIGN IN ORDER TO MAKE IT EASIER 
FOR FAMILIES TO PURCHASE THEIR FIRST HOME. RATHER THAN 
WAIT UNTIL LEGISLATION CAN PASS THROUGH THE HouSE, | WISH 
TO MAKE THIS BENEFIT AVAILABLE TO FAMILIES IMMEDIATELY 
AND TO REMOVE ANY UNCERTAINTY ON THE PART OF THE HOME 


BUYER OR THE HOUSING INDUSTRY, 


fir, SPEAKER, I WOULD LIKE TO ADVISE THE HOUSE, 
AND THE PEOPLE OF CANADA, THAT WHEN THIS LEGISLATION IS 
PRESENTED TO HONORABLE MEMBERS FOR THEIR APPROVAL IT WILL 
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STIPULATE THAT THE GRANTS WILL BE PAYABLE TO PEOPLE WHO 
FULFILL THE REQUIRED CONDITIONS AND WHO PURCHASE AND WHO 


OCCUPY THEIR NEW HOMES ON OR AFTER THIS DAY, NOVEMBER 1, 
1974, 


IN OTHER WorDS, MMR, SPEAKER, THE LEGISLATION, IF 
APPROVED, WOULD BE RETROACTIVE AND WOULD BENEFIT PEOPLE 
WHO BOUGHT AND OCCUPIED THEIR NEW HOUSE NOW, WITHOUT 
WAITING ANY LONGER, 


THE CONDITIONS UNDER WHICH THE GRANTS MAY BE 
PAID WILL BE SPELLED OUT IN THE LEGISLATION BUT | WOULD 
LIKE. TODAYs..10, SKETCH.OUT, OURA INTENTION OI NyGENERAL 


TERMS. 


THE HOMEOWNER GRANT WOULD BE PAYABLE TO PEOPLE 
WHO ARE BUYING A NEW HOME, FOR THE FIRST TIME, WITHIN 
PRICE LIMITS WHICH VARY BY MARKET AREA. THEY WILL BE 
THOSE USED BY CMHC IN SETTING THE UPPER LIMIT OF LOANS 
IT WILL INSURE UNDER THE WATIONAL HousINnG AcT, IN 
REGINA, FOR INSTANCE, THE GRANT WOULD BE PAYABLE TO 
SOMEONE BUYING A HOUSE COSTING $31,580, In Toronto, 
WHERE COSTS ARE SUBSTANTIALLY HIGHER, THE MAXIMUM PRICE 


ELIGIBLE FOR A GRANT WOULD BE $44,915, 
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THE LEGISLATION WILL PROVIDE THAT THE HOUSING MUST 
BE NEW, NOT PREVIOUSLY OCCUPIED AND MUST BE THE OWNERS 
PRINCIPAL RESIDENCE, AT SUCH TIME AS THE LEGISLATION MAY 
BE APPROVED, THE OWNER WHO HAS BOUGHT AND OCCUPIED HIS NEW 
HOME MAY APPLY TO THE LOCAL CENTRAL MoRTGAGE AND HOUSING 
CORPORATION OFFICE WHO WOULD PROCESS HIS APPLICATION AND, 
IF IT IS ACCEPTABLE, SEND HIM A CHEQUE, 


THIS GRANT WILL BE A SELECTIVE MEASURE, [IR, SPEAKER, 
DIRECTED TO THOSE WHO NEED HELP, As THE PRIME MINISTER 
POINTED OUT IN ANNOUNCING THE GOVERNMENT'S INTENTION: 


"IT WILL GO DIRECTLY TO THE HOME-BUYER -- TO THE 
CONSUMER. IT WILL NOT BE AVAILABLE TO HOUSING SPECULATORS 
OR TO THE WEALTHY PURCHASING EXPENSIVE HOMES. IT WILL BE 
AVAILABLE TO FIRST-TIME BUYERS OF MODERATELY PRICED HOMES,” 


I Hope, Mr, SPEAKER, THAT THIS LEGISLATION WILL 
FIND FAVOR AMONG HONORABLE MEMBERS, WHEN IT IS PRESENTED, 
AS A TIMELY HELP FOR A VERY LARGE NUMBER OF CANADIAN 
FAMILIES. IT 1S AN IMPORTANT INITIATIVE IN THE BROAD 
RANGE OF FEDERAL HOUSING MEASURES AND ONE OF A NUMBER OF 
PROPOSALS WHICH I SHALL BE PRESENTING TO THE HOUSE DURING 


THIS SESSION OF PARLIAMENT. 
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Affaires urbaines Canada 


Urban Affairs Canada 


(613) 995-9746 


CentralMortgage Société centrale 
and Housing d'hypotheques 
Corporation et de logement 


(613) 746-4611/local 266 


National 
Capital 
Commission 
(613) 992-4231 


Nationale 


I am pleased to have the chance to speak to 
such a large group of people who have such an important 
influence on the production and distribution of housing 
for Canadians. 

As you are abundantly aware, two days ago my 
colleague, the Minister of Finance, introduced his budget. 
It 1s a significant document containing a number of measures 
to deal with Canada's fiscal policies and programs as they 
relate to the current economic climate of our country and 
its place in the world community during these inflationary 
times. | 

From my particular vantage point it is an important 
budget, not only because I am a member of the government 
but also because I am the Minister responsible for housing. 
The budget contains a number of provisions which will help 
Canadians in their quest for good Semen for them- 
selves and their families at prices and rents they can afford. 

Today I want to deal specifically with these provisions 
and to talk in more general terms about other measures I 
propose to introduce to Parliament in the next few weeks to 
help achieve my personal commitment and the goal of the 


government to put good housing within the reach of all 


Canadians. 
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In saying that, and without attempting to bore 
you by reciting a litany of the accomplishments of the 
government during the past six years in the field of 
housing, I want to repeat that I am proud of our record -- 
not complacent by any means, but proud. t is a record 
not which the Federal Government has achieved Single- 
handedly in some heroic fashion, but which has been 
accomplished by the collective effort of governments at 
all levels, by business and industry and by the Canadian 
people themselves. That is what makes it significant. 
That is what makes me proud to be a Canadian and gives me 
cause for optimism when I look at the Budget and the other 
measures which I intend to propose in the near future. These 
are not and will not be the products of a government acting 
in isolation from the expressed needs and desires of the 
people it serves. These are and will be the products of a 
government that has listened to the people and the housing 
industry and responded with a series of programs and 
policies designed to provide assistance quickly and where 
it is needed most. 

I would like to deal with those measures in the 
November 18 Budget, designed to stimulate residential 


construction. 
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I want to preface that by repeating the assurance 
given by the Minister of Finance on Monday that the 
government 2 determined not to let housing construction 
drop to unduly low levels, with 200,000 units being a 
minimum objective. 

Some of the measures introduced in the May Budget 
should make an effective contribution toward this end os 
Will be reintroduced. There are three. ‘The first of these 
is that the carrying costs on land awaiting development 
will not be chargeable against other income but can be 
taken into account only when the land is sold. Both 
myself and the Minister of Finance, after due consiceration, 
are of the view that this measure will assist in bringing 
more land onto the market more quickly. 

The second measure proposed oe May Budget and 
which has been reintroduced is the elimination of the sales 
tax on construction equipment and on materials used in 
municipal water distribution systems. 

The third measure which is being reintroduced is 
the Registered Home Ownership Savings Plan, which is 
designed to assist young people in accumulating enough 
money for a down payment on a home of their own. Under 


this plan, as you will recall, young couples, when both 
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have incomes, can save up to $2,000 a year, tax-free, 


up to a maximum of $20,000 when applied toward the 
purchase of a home and to furnishings such as essential 
major appliances and furniture. I have always seen this 
as a long-term and continuing incentive to enable young 
families to become home-owners. An additional beneficial 
feature of this plan in our view is the hope and indeed 
the expectation that the bulk of the savings flowing 
into it will provide an important new source of mortgage 
funds to finance the construction of the new housing 
we require in Canada. I might add that this is a matter 
I intend to pursue and promote vigorously as Federal Minister 
responsible for housing. 

I want to deal now with the new measures proposed 
in the Budget. 

We have, as you know, cut the rate of sales tax 
on building and construction materials ae 5 per cent. The 
government has, up until now, resisted this move because 
of its great cost and because of the then very real fear 
that it would have overstimulated an already strong demand 
at the wrong time. However, it is evident that the housing 
picture has changed significantly in the past few months 


and it is now our intention to add stimulus to the industry 
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and contribute to a moderation in house prices by 
this,Measure. I will be instituting a monitoring 
process which will include industry and consumer 
participation in concert with the Department of Consumer 
and Corporate Affairs to make certain that cost savings 
are reflected in material and house prices. 

It has also been proposed to relax the rate, for 
a period, whereby capital cost allowances on rental 
construction cannot be charged against income from other 
sources, a step which should provide a quick and strong 
incentive to the construction of new rental housing units. 
More ‘specifically, the capital cos. allowances rule will 
apply in respect of new, multiple-unit residential buildings 
for rent, up wntil December 31,. 7975. Hime effect cr. tis 
measure, aS you can appreciate, is that an owner of an 
eligible’ rental unit will be permitted to deduct capital 
cost allowance against any source of income at any time. 
TE is ‘our judgment that this will mteract <a isiqnigicant 
amount of private equity capital into the construction of 


new rental housing. 
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You will recall my recent announcement of the 
$500 tax-free home-owner grants to be provided to first- 
time purchasers of new, moderately-priced housing units. 
The one-year time limit imposed in this program will do 
two things, I believe. It will increase its effectiveness 
as an immediate stimulus to housing construction and it 
will give us the opportunity to review the manner in which 
it is achieving its objective during this period to 
determine its overall efficacy -- whether it needs to be 
continued at all in the light of conditions at the time, or 
whether it needs to be prolonged either in its present or 
in an amended form. In short it is a flexible program 
designed to accommodate the vegies not only as they 
exist now but also as they might exist a year from now. 
I might add, if it is not already evident, that I regard 
this as a particularly important program which, coupled 
with the reduction in the sales tax on construction and 
building materials should provide a major stimulus to the 
construction of new housing starts. 

It is also my intention to ensure the policies of 
Central Mortgage and Housing Corporation will be adapted 


to the changing economic situation in Canada. 
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AHOP -- the Assisted Home Ownership Program -- 
which has heen successful in helping so many Canadians 
realize the dream of owning their own homes, will be 
continued. The area of greatest shortage is that of rental 
accommodation. This has reached close to critical situations 
i@Meny OF Our major cities. | 

We intend to place much greater emphasis on stimulating 
new construction of rental units for people of moderate income. 

Legislative and other measures will also be introduced 
in such areas as sewage treatment, land assembly and the 
infusion of private capital into Assisted Home Ownership and 
Limited Dividend housing. 

As I said earlier in my remarks I am personally 
committed toward the goal of attracting greater investment 
to the residential mortgage market. The establishment of 
the Federal Mortgage Fxchange Corporation, the creation of 
private Mortgage Investment Corporations, and the deductibility 
of the first $1,000 of interest income for individual investors, 
are intended to make residential mortgages a more attractive 
instrument for a wider range of investors and institutions. 

I intend to explore every possible avenue which 
holds promise of increasing the flow of housing capital, 
including the greater participation by pension funds who 


manage very substantial sums on. behalf of Canadian working 


people. 
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Earlier I mentioned briefly the Assisted Home 
Ownership Program and the Limited Dividend Rental Program. 
I am pursuing the attraction of private capital investment 
into these programs. We are all aware that we have invested 
a great deal of money in these programs and, while this 
investment might possibly increase, there are limits to 
the amount of taxpayers' funds which can be allocated. 
Greater leverage for the tax dollar can be produced by 
putting together a package of private capital and government 
subsidies that will increase available financial resources 
for these two programs and multiply the number of families 
who will be helped to find good housing. 

This frankly achieves "more bang for the buck" -- 
it would make housing funds more readily available, encourage 
builders, developers and entrepreneurs to borrow with more 
confidence and, most important of all in the final analysis, 
give the Canadian people the kind of housing they need. 

That is and will continue to be my philosophy as 
Minister responsible for housing at the federal level. 
My primary objective is to provide our people with the 
opportunity of obtaining the kind of housing they need. 
I want to see ordinary, every day Canadians provided with 
decent accommodation and at prices and rents that are 


manageable within their budgets. 
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It's not going to happen overnight! I don't 
have any magic solutions that will make it happen overnight! 
I am also enough of a realist to know that the policies eats 
programs I have spoken of today by themselves will not do 
Bheetotal job, tin fact all of, them) put together will not 
do it without the active support and cooperation of both 


the building industry and the financial community. 


Together we have a great opportunity -- more than 
the opportunity, we have the responsibility -- to achieve 
an essential objective. It is in your own enlightened self- 


interest to join with us in this venture. 

I believe we have demonstrated our gqood@faath in 
creating a favourable climate for progress and development. 
I am inviting your ideas, your proposals, your cooperation 
oy pursusat of this objective. 

| If you are willing to accommodate your own goals 
to the national needs you can count on the consistent and 


enthusiastic support of the Federal Government. 
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Mr. Speaker, as Minister responsible for housing through 
the Central Mortgage and Housing Corporation, I welcome 
many elements in the budget which both directly and indirectly 
deal with the very real challenges which face us in maintaining 
the high quality of housing we enjoy in Canada and the 
availability of housing at prices people can afford at a time 
of high inflation. In the housing field, inflation manifests 
itself primarily in very high interest rates as well as in 


the high cost of building materials and labour. 


By continuing to direct his policies toward achieving 
an even-handed approach to inflation and economic growth, 
the Minister of Finance (Mr. Turner) assures us of the 
fundamental stability and strength which makes Canada 
the envy of virtually all western industrial nations. While 
no one would suggest that we do not have serious problems, 
it is evident to everyone that we are coping with these 
with greater success than others, more particularly than 
our principal trading partners most of whom have higher rates 
of inflation and who predict zero or minus growth rates 
in their real gross national product while ours is 


projected to grow by some 4 per cent in the coming year. 


This basic strength gives hope for 1975. Without 
it we could not realistically begin to cope with the 


disturbing drop in housing starts which has plagued us, 


along with other nations, in the latter part of this year. 


Over the past six years we have consistently and signifi- 
cantly surpassed the required 200,000 starts per year. By 
the end of this year we expect to see final figures of 
220,000 to 230,000 starts and about 250,000 completions. 

This would be cause for satisfaction were it not for the fact 
that these figures reflect an exceptionally high level of 
starts in the first part of the year, which level declined 


dramatically to an annual rate of 173,000 starts in October. 


Of further concern to me has been the consequence of 
high interest rates, high construction costs and high ser- 
viced-lot costs which have made it extremely difficult for 
Canadians, especially young families, to get their stake 
in the housing market. While home ownership is presenting 
problems which we are tackling vigorously, the lack of 
rental accommodation has reached critical proportions in 
many cities across Canada. While rents, on the whole, 
have not increased at nearly the rate of other costs, 
continuing vacancy rates of less than 2 per cent will put 
pressure on rents that will be unacceptable to Canadians 
and their government. Rent controls are not the answer 
in this market. Indeed, in the provinces where they have 
been applied they have tended to exacerbate the problem, 
end I reject controls as a solution cr even as a palliative. 


A major portion of our efforts in 1975 will be directed 


to the rental field. 


The government's overall approach of increasing 
Supply is one which I shall apply in coping with both home 
ownership and rental accommodation. It is for this reason 
that we shall use government resources and taxpayers' 
dollars to achieve the maximum effect in making it possible 
for builders and developers to deliver good accommodation 
to Canadians at high levels and affordable prices. This 
can only be done if provinces and municipalities accelerate 
the rate at which they approve building plans. The concern 
being shown for good planning is welcome. The very real 
problems of municipalities are well understood. On the 
Other hand, most people acknowledge that administrative delays 
and, in some cases, prolonged resistance to any reasonable 
development are major factors in increasing development costs 
and aggravating problems of supply. 

I therefore urge provinces and municipalities to 
look carefully but urgently at all plans before them, with 
a view to accelerating the flow of residential building 
permits in areas of shortage or high cost. This might mean 
a lot of night and weekend work for planning bodies. However, 
it is essential in dealing with our current and anticipated 
situation and should not detract from good planning practices; 


it concerns just the administration time of such practices. 


Now, Mr. Speaker, let us look at the specific measures 
in the budget which will help us reach the minimum target 


of 200,000 starts which we have set for 1975. The most 
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dramatic is the decrease in sales tax on building materials 
from, 11 per; cent, to: 5).per, cent... This; on the) average, 

will reduce the cost of a home by approximately $650. For 
first-time buyers of new, moderately priced homes we must 
add the $500 grant which I announced on November 1, making 
a reduction, of.-$1,150. ~ This ds a significant angentive 

to bring this type of new housing on .the market at prices 
Canadians can afford and which the housing industry can 
provide, as proven to us by them, with the Assisted Home 
Ownership Program. 

Demand pressures have relaxed to the point that the 
marketplace is beginning to work. I want to see homes sell 
at prices related to their cost, rather than what the traffic 
will bear. While I am hopeful that this will be the case. 

I do not intend to leave it to pure chance. For this 
reason I am implementing a monitoring procedure to make 
certain that sales tax reductions are passed on to the 
builders by the suppliers and by the builders to the home 
buyers. I have invited representatives of the supply and 
building industries to meet with me and with my officials 
in Ottawa to seek their co-operation and to develop and 
explain procedures which will best achieve the reduction 
in costs and increase in supply which the measure is 
designed to achieve. My colleague, the Minister of Consumer 
and Corporate Affairs (Mr. Ouellet), is co-operating fully 


with me in this effort. 


Another factor in the budget is the disallowance of the 
carrying cost on land until it is brought into use. This 
should accelerate the supply of land. Combines with the 
action of some provinces, our federal programs for land 
assembly and servicing and the reintroduction of Bill C-34 
to assist municipalities and provinces in providing sanitary 
and storm sewer services, plus the co-operation of planning 
authorities, will help substantially in shaking out a 
distorted land market that has been under pressures which 
have added inexcusably and even unconscionably to serviced- 


Wort prices and thus to housing prices. 


The Registered Home Ownership savings plan give consi- 
derable incentive to families to save for the down payment 
on their first home. The sum of $1,000 can be deducted 
from taxable income each year for up to ten years. This 
means that if both partners are working they can save up to 
$2,000 yearly or $20,000 in.ten years if that is their 
priority. Invested at even 8 percent interest, this would 
add up to, about .$14,450 total in ten years for, one income 
earner, or $28,900 for both, It should also add significantly 
to the flow of investment money which will find its way 
into the mortgage market which, in turn, will help provide 
the homes which these couples are saving to buy. Add to this 
the $1,000in deductions from interest earnings for all tax- 


payers, and we have a major infusion of money into the mortgage 


market. 


In additon, I am urging the significantly growing 
pension funds to allocate a greater proportion of their 
investment to the residential mortgage market. Mortgage 
investment corporations being formed under legislation from 
the last parliament, and the establishment of the Federal 
Mortgage Exchange Corporation, are further incentives for 
residential mortgage investment. Combined, all of these 
measures should assure supply of mortgage funds and act 


as a stabilizing factor on mortgage interest rates. 


What I like best of all about the Registered Home 
Ownership savings plan, Mr. Speaker, is the incentive to 
Savings -- an almost forgotten word in these times of almost 
insatiable demand for all the good things available to us 
in an abundant society. I have said in the past that every 
Canadian has a right to good housing and it is my 
responsibility to see that it is provided. I have also said 
that every Canadian family has the right to the option of 
their own home. This measure gives them the means to set 
their’ priorities: “If a home rates high On their List of 
priorities, they now have one of the most generous and 
effective vehicles for achieving this goal. It is now my 
job to deliver programs to make certain that enough homes 
are built, at moderate prices, to meet the demand, and also 
enough rental accommodation for those saving toward ownership 


as well as those who choose rental rather than ownership. 
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A growing number of Canadians are seeking rental 
accommodation, particularly in or near the centres of our 
major cities. It must be apparent that living 4m our 
growing urban centres must be relatively high density and 
the dream of a single-family dwelling on its own separate 
lot is only achievable at economic cost, Eor most, sawaylivom 
the central areas of our cities. The choice for many thus 
becomes achievable single-family ownership in subUrban or 
smaller communities, town house, condominium type evneranap 


Cre rental within the city, 


The increase in demand for rental accommodation is 
outstripping supply and investment in multiple-family units, 
especially apartment buildings, is lagging. In many parts 
of the country this investment has traditionally come from 
private investors who have invested in such real estate at 
its inception or as, a secondary market’ to, provide funds sfoxr 
builders to engage in further new construction and as a good 
investment for themselves. Until tax reform they could write 
off the depreciation or capital cost allowance against this 
other income. This tax shelter was withdrawn on the grounds 
of equity as a result of tax reform. The consequence has 


been a serious cutback in new construction in some areas. 


To give impetus to this critical area we are encouraging 
this investment for those who build multiple-family 
rental accommodation in 1975 by allowing the application of 


capital cost allowance against other income. 


These measures, combined with substantial funds to 
be applied to existing programs and the new measures I plan 
to place before the House in December, will add to the 
total matrix of policies necessary to increase momentum in 
the housing industry. There is no single magic, or 
simplistic solution: needs vary from family to family, 
from city to city and from region to region. We do know, 
however, what has worked well in the current situation and 
now we can make it work even better. The Assisted Home 
Ownership Program has brought some 20,000 new homes on to 
the market at a cost of $450 million in loans. I have 
allocated a further $50 million in loans and subsidies for 
increased limited dividend, voluntarily controlled rental 
accommodation for the last two months of this year -- enough 
for about 2,000 units. CMHC has received applications for. 
over 6,600 units under this plan. and is selecting those 
which give the best value. These programs will be expanded 
in the coming year in response to the need and the demonstrated 


interest of the builders. 


Because our resources are not unlimited I will be 
introducing legislation which will make it possible to tap 
the capital resources of the private mortgage markets to 
do much the same job. There are still areas where government, 
through CMHC, will have to be the lender and provide the 
Subsidy to make it possible for low-income families to buy 
or rent new, moderately priced housing and not spend more 
than a reasonable proportion of their income whether buying 
or renting. The family income ceilings for this assistance 


range up to $8,000 and even $18,000 in high-cost areas. 


We want to make it possible for even more people to be 
helped; but, as we have seen, even over half a billion dollars 
in federal funds in these two programs alone, assisted home 


ownership and limited dividend housing, in 1974 is not enough. 


To untap the major sources of private mortgage funds we 

intend to bridge the gap in interest rates between the miniraur 
rate at which private lenders can economically lend and the 
maximum rate at which lower and medium-income Canadians can 
afford to borrow. This will apply to more areas of Canada and 
to a broader income range. As the objective is to increase the 
supply of new, moderately priced housing, this measure will be 
specifically directed at this moderate price range of new 
housing. I will also be proposing legislation to provide 
yers to protect them from unscrupulous 


warranties to home bu 


or negligent builders. 
eras 


Mr. Speaker, the world economic situation is largely 
beyond our direct control. That which we can affect will 
be pursued with vigour, responsibility and sensitivity. 
We are determined that the continuing goal of good housing 
at affordable prices is achievable for all Canadians even 
under present difficult circumstances. We intend to continue 
Support to a productive housing industry working toward 


government objectives. 


We are, further, determined to maintain high levels of 
employment and productivity in this vital segment of our 
economy which employs 200,000 Canadians directly on site, 

a further 30,000 off site and two or three times that number 
who supply the appliances, furniture, rugs, drapes and other 
furnishings that go into a home. We have done so consistently 
over the years and have increased our budgets in the life of 
this government from about $716 million in’1967 to $900 million 
in 1974. I do not intend to lessen now this momentum in such 
a Critical area of our ‘Society and=cconony. —iIndeca, tic 
emphasis, resources and impact will be greater still, not 

only in homes for Canadians but in homes in cities and towns 
which are increasingly well planned and in an environment in 


which we can live richly. 
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To summarize, Mr. Speaker, the government has a mul- 
tipronged and aggressive approach to deal with what other- 
wise would be an unacceptableshousing picturers elnsthe 
budget there is a reduction in sales tax on building 
materials to 5 per cent, the elimination of sales tax on 
construction equipment, the registered home ownership 
Savings plan, the encouragement of private investment in 
rental accommodation, and other measures to encourage savings 


and mortgage investments. 


The existing programs include a $500 home owner's grant, 
assisted home ownership for moderate and lower income Canadians, 
limited dividend rental accommodation, rural and native housing, 
non-profit housing, co-operative housing, student housing, 
senior citizens' housing, land assembly programs, land 
servicing programs, municipal sewer programs, the Neighbourhood 
Improvement Program, the Residential Rehabilitation Assistance 
Progra MU, *progzams: ‘fori innovatiuve housing; ithe; federal Momtgage 
Exchange Corporation, mortgage investment corporations, and 


others which complement these. Those are the existing programs. 


In the near future we will have the Assisted Home 
Ownership Program with private sector participation. Lor 
moderately priced homes, which I just briefly outlined, the 
limited dividend rental program with private sector participation 
to increase the leverage for low rental accommodation in 


paie 


Broadview and all the other great places across this country, | 
and new legislation to provide land at economic cost for 
low-income housing in high land cost areas. This is 

extremely important in major cities such as Vancouver, Montreal 
Toronto and Peterborough. Also, there is the expansion and 
extension of our municipal sewer system assistance program 
which is extremely important for municipalities in bringing 


more housing lots on to the market, and the warranty 


protection program for home buyers which I have mentioned. 


Other measures might be necessary to meet new problems 
Or opportunities as they arise. I urge, Mr. Speaker, that 
our home building industry and the lending institutions gear 
up for a year of sustained activity in 1975, a year in which 
housing starts can well exceed, and comfortably exceed, the 
Minimum 200,000 units if Canada's economy continues to perform 
as it has and in a way which this budget is designed to 
Sustain. I am not suggesting that it will be easy, but I 
am saying that every effort of the government will be expended 


to make it possible. 
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My objective today is to outline to you just what 
we are doing, what we hope to achieve, and how you eis 
us in reaching the goal of providing Canadians with good 
housing at prices and rents they can afford. 

Firstly, I want to congratulate the members of 
this association, as well as builders in Canada generally, who 
have done a truly remarkable job during recent years in 
building housing of the kind, and in the numbers that Canadians 
have needed. 

It is well known that our rate of production has 
been exceeding population growth and family formations by a 
good margin. In the last six years 1,350,000 new homes were 
built for some 54 million Canadians. This record was achieved 
by an aggressive and efficient building industry supported by 
private financial institutions as well as by Federal and 
Provincial housing proagrams and policies that have contributed 
to a stable market. 

I think we can all be proud of this accomplishment, 
but we obviously cannot be complacent, as long as there are 
Canadians who are not weil housed in a good environment and 
within their financial resources. 


There are some hard facts we must face up to in 


meeting this challenge. 


Almost 800,000 Canadian households spend more than 


25 per cent of their gross income on shelter. Fven more 
disturbing is the knowledge that 107,000 tenant families with 
incomes under $3,000 spend over 50 per cent of their sereemiee 
for shelter. These are hardly comforting statistics, nor is 
the fact that there are some 500,000 housing units in Canada 
requiring rehabilitation or replacement. 

We will probably end 1974 with about 220,000 to 
230,000 starts and approximately 250,000 completions. This 
would be cause for some satisfaction were it for the fact 
that these figures reflect an exceptionally high level of 
Starts for the first part of the year, which has declined 
dramatically to an annual rate of 173,000 starts in October. 

The present shortage of suitable accommodation at 
affordable prices in Toronto and other cities across Canada 
is not acceptable. It is not acceptable to the people who 
need housing in communities where the shortages exist. It is 
not acceptable to the Federal, Provincial or Municipal 
Governments and surely it is not acceptable to builders either 

Although I am by nature an optimist, I am also very 
much a realist. I know that there are tremendous difficulties 
in stepping up housing production in a huge, complex market 
that cannot respond instantly to government incentive. There 
is no magic solution that can create housing overnight where 
no housing stood before. 


In the recent budget my colleague, the Minister of 


Finance presented many welcome elements that both directly 
and indirectly will help us to accomplish the goal of 
satisfying the growing demand for good accommodation. 

The provisions of the budget, coupled with other 
measures that I have introduced or will be introducing to 
Parliament shortly, indicate the objective of the government 
and my personal commitment to make good housing available to 
all Canadians. 

I am not referring here only to home ownership, 
although it is obviously important that people of low and 
middle incomes have the opportunity to buy homes at prices 
they can afford, if they choose that option. 

I am particularly concerned about the shortage of 
apartments and other types of accommodation for rent. For 
this kind of housing, starts declined nearly 60 per cent in 
the first 10 months of the year. Rents, on the whole, have 
not increased at nearly the rate of other costs, but the 
continuing vacancy rates of less than two per cent in major 
centres could produce pressures on rents that are unacceptable. 

I have stated before that I do not believe mandatory 
rent controls are the answer. Where controls have been applied, 
they have produced other serious problems that simply exacerbate 
the situation. The market must be made to work by encouraging 


supply and competition. 


By the same token it is not governments who build 


houses; builders do. In mv view, if governments ever did 
try it we would end up with the ugliest,most expensive and 
probably the most slowly produced housing possible. We just 
have to look at those countries who have tried it. 

The approach of the government and of my Ministry 
is to stimulate an increase in supply of housing by making 
it possible for builders and developers to deliver a high 
level of good accommodation to Canadians at prices they can 
afford, and to do so profitably. 

Three of the measures introduced in the earlier 
May budget will effectively contribute to this goal and have 
been re-introduced. 

The first of these is that the carrying costs on 
land awaiting development will not be chargeable against 
other income but can be taken into account only when the 
land is brought into housing production. 

The second measure to be re-introduced is the 
elimination of the sales tax on construction equipment and 
on materials used in municipal water distribution systems. 

The Registered Home Ownership Savings Plan, which 
is designed to assist people -- particularly young couples -- 
to accumulate enough money for a down payment on a home of 
their own, has also been re-introduced. 

I believe this plan will provide considerable 


incentive to families to save for that first down payment. 


A total of $1,000 can be deducted from each taxable income 
yearly for a period up to ten years. This means that if 
both partners have incomes, they can save up to $20,000 in 
non-taxable income in 10 years which, compounded annually at 
even 8% interest, would total about $32,000. 

In many instances, it will not be necessary to 
Save for the full ten years in order to acquire the down 
payment as well as sufficient funds for necessary furnishings 
and appliances. 

This is a long term ané continuing incentive for 
young couples to become home owners, but it will undoubtedly 
have a beneficial effect on the mortgage market, I expect 
that a aqood portion of these savings will find its way into the 
mortqage market, and this in turn will help to provide the 
homes they are saving to buy. 

The reduction in the sales tax on building materials 
from 11% to 5%, is a major measure in the budget affecting 
housing. 

The average decrease in the tax on building materials 
is expected to reduce the cost and the price of a moderately 
priced home by approximately $650. For first-time home 
owners who are eligible for the $500 grant there will be a 
total reduction of about $1,150. This will help Canadians 
materially in buying the home which you bUuLPatseein Toronto, 


with higher average costs, the savings should be even greater. 


I am implementing a monitoring procedure to make 
certain that sales tax reductions are passed on to the 
builders by the suppliers and subsequently to the home 
buyers. 

Representatives of the supply and building industries 
have been invited to meet with me and my officials in Ottawa 
to Giscuss this matter in detail. My purpose in doing this 
is to seek cooperation from within the industry, and to 
explain and develop procedures to ensure that the objective 
of lower prices will be achieved. My colleague, the Minister 
of Consumer and Corporate Affairs, is providing the full 
cooperation of his department in this undertaking. 

Another important feature of the budget relates to 
the construction of multiple family rental accommodation. 
Investment in multiple-family units, especially apartment 
buildings, is seriously laaqging, as you know, and it is 
apparent to all of us,as I said earlier,that the increase 
in demand is outstripping supply. 

The budget reintroduces capital cost allowances as 
a charge, or write-off, against other income, a measure that 
should give strona encouragement to the construction of 
multiple family rental accommodation. This incentive will 
apply to construction started before the end of next year. 

During the last few weeks I have allocated a total 
of $58 million at eight per cent to builders in major centres -- 


including Toronto -- who were prepared to build good housing 


for rent at agreed-upon moderate rates. The response to 
this project particularly in Toronto has been most 
encouraging. CMHC has received applications for about) 74000 
units across the country under this plan, and are selecting 
some 2,626 that promise to give the best value. 

It is evident from this experience that with economic 
financing available you are in a position to deliver. 

The government's objective, through CMHC, is to 
see a market in which Canadian families can buy or rent new, 
moderately priced housing without spending a disproportionate 
amount of their income. 

We want to make it possible for even more people 
to ke helped but, considering the whole range of the 
government's obligations, there are limits to how much 
taxpayers' money can be committed in this way. I intend to 
encourage private investment more heavily which is essential 
if we are to continue to grow. 

In order to unleash the major sources of private 
mortgage funds, we intend to bridge the gap in interest 
rates between the minimum rate at which private lenders can 
economically lend and the maximum rate at which lower and 
middle income Canadians can afford to borrow. 

I intend to explore every avenue that holds promise 
of increasing the flow orf housing capital including a 
greater participation by pension funds that manage very 


substantial sums on behalf of many Canadian working people. 


These are some of the steps we are taking to 
increase residential housing construction under the present 
difficult circumstances. We intend to continue supporting 
a productive housing industry working toward the increase 
in supply at prices which more Canadians can afford. 

I am very much aware that none of the plans I have 
outlined can he really effective without the active support 
and cooperation of both the building industry and the 
financial community. I have already had an opportunity to 
discuss some of these issues with people in the private 
sector but I am most anxious to entene these contacts as much 
aS I can. My officials and I would ke pleased to hear from 
you, either individually or through your association, if you 
have proposals to make. 

I also think that long delays in securing building 
permits is a major factor in high costs. I urge local planning 
bodies to do all in their power, within the context of good 
planning, to accelerate their procedures. It is essential 
that this process be improved and I am asking my provincial 
counterparts to address themselves to this problem as a 
matter of urgency. 

I believe it is essential to see that you have as 
orderly and stakle a marketplace within which to do business 
as government can provide in current circumstances. You 


are entitled to know what government policies and programs 


are aS soon as possible and which offer you the kind of 
continuity you need to plan. 

For 1975 you can plan on a continuation of He 
Assisted Home Ownership Program, expanded to include private 
sources of mortgage money and a sukstantially expanded 
limited dividend rental accommodation program which will also 
be reinforced by access to sources of private lending, 

Add to this the incentives to investment contained 
in the budget; the reduction in the sales tax on building 
materials, the $500 homeowner grant, the expanded program 
for municipal sewer systems and land assembly, the 
continuing programs for non-profit cooperatives, senior 
citizens and public housing, rural and native housing, as 
well as our programs for rehabilitation of substandard housing, 
and we have an infusion of about a billion dollars of Federal 
money plus significant Provincial funding to give substantial 
support to what has been a declining housing supply. 

I intend to do everything in my power and within 
my resources as Minister responsible for Federal housing 
policy to make certain that we exceed our minimum objective 
of 200,000 starts in 1975. Indeed, I hope we can surpass it 
comfortakly. 

If you are prepared to join us in the pursuit 
of affordable housing for all Canadians, and are willing to 
set your own goals to the national needs, I assure you that 
you can count on the consistent support and cooperation of 


the Federal government, through 1975 and beyond. 
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I am pleased to have this opportunity to speak 
to you today about legislation and programs that will be 
of some significance in the field of mortgage financing. 

Over the years, the Federal Government's housing 
agency, Central Mortgage and Housing Corporation, has 
worked closely with and complemented the activities of 
those engaged in the residential mortgage field. 

CMHC, in its own efforts to make good housing 
available to all Canadians, has been sensitive to the 
needs of the mortgage market. Such legislative initiatives 
as the system of loan insurance under the NHA, freedom of 
lenders to set rates of interest for loans made under the 
Act, the so-called "roll-over" policy allowing renegotiation 
of interest rates at five-year intervals, and many other 
amendments to the Act made over the years, reflect the 
concern of CMHC to encourage private investment in 
residential mortgagesand to provide a stable and orderly 
housing market. 

CMHC, as you know, is responsible for the operation 
of a broad range of federal programs designed to stimulate 
the building of homes and to give more Canadians, particularly 
those of low and middle-income, access to good, affordable 


accommodation. It has a mandate to develop innovative 


solutions to Canadian housing problems, and it constantly 
works with other governments and private interests to 
obtain the maximum effect from its programs. 

This is the context sin which my colleague, the 
Minister of Finance, presented his recent budget containing 
a number of measures that will have both a direct and 
indirect effect on housing and, of course, on your business. 

I think it would be useful if I reviewed briefly 
those items in the budget, along with other recent legis- 
lation, that are of most interest to this Seminar, in order 
to indicate the policies and objectives of the Federal 
Government in the field of housing. 

First, though,’ «lwant, to.aay vttibute atosthesheusing 
industry -- all of it, the builders, developers and the 
financial institutions -- for some truly remarkable achievements 
in recent years. 

Until recently, housing of the kind and in the quantity 
required has been financed, built and sold to Canadians at 
a rate that has exceeded population growth and family 
formations by a considerable margin. Production figures 
show that during the past six years, 1,350,000 new homes 


were built for some 54 million Canadians. This record 


was achieved by an aggressive and efficient building 
industry supported by private financial institutions and 
with the co-operation and assistance of Federal and 
Provincial government policies and programs. 

The accomplishments of recent years make me 
confident that current difficulties can and will be 
overcome and that the housing industry will continue 
to provide an adequate number of suitable homes that 
Canadians can afford. 

In saying this, I am not simply adopting the 
posture of the perennial optimist. I am very much the 
realist, and I am well aware of ail the current problems. 
I am deeply concerned that the rate of housing starts has 
declined by more than 25 per cent since the beginning of 
1974. We will probably end this year with about 220,000 
to-230 /O00&starts “and approximately 250,000 completions. 
This in itself is a satisfactory record, but the figures 
reflect an exceptionally high level of activity during the 
first part of the year, and the annual rate of starts in 
November has declined to 167,000, which is well below the 


level required to meet the needs of Canadians. 


The decline in housing starts is, as you know, 
due to the complex inter-action of a number of factors, 
including the international economic scene generally, 
but I would like to assure you that the Federal Government 
is not goingstosallow housing starts sin>thasjcountry to 
decline next year to the rate predicted by respected 
economic bodies, as they would without our greater 
intervention. The measures proposed in the budget and 
other lecislation either now in effect or contemplated, 
should ensure at least 200,000 starts next year. Hopefully, 
we can surpass this target and return some cegree of stability 
to the market. 

Although I will be referring here only to Federal 
measures aS outlined in the budget and contained in recent 
legislation, I am sure all of you are aware that action at 
the Provincial and Municipal levels will also play an 
essential and important part in the construction and 
distribution of housing. 

Certain budgetary measures are Cesigned to "Zero in" 
on the two problems of high housing costs and the acute 


shortage of rental accommodation in many parts of the country. 


The reduction in the sales tax on building 


materials from 11% to 5% is a major budgetary measure 


that is expected to reduce the average cost of a 
moderately-priced home by approximately $650. Through 

a monitoring system, we intend to determine the extent 

to which this saving is passed on to the builders by the 
suppliers and ultimately to the home buyers. I have met 
with leaders in the residential construction industry who 
have indicated that this is already taking place. 

In order to stimulate the construction of multiple 
rental accommodation for families, the budget reintroduces 
capital cost allowances as a write-off against other income. 
This tax shelter will apply to construction that is started 
before the end of 1975, and should be a welcome incentive 
to investment in the construction of apartment buildings 
and other rental housing. 

Additional stimulus to the rental market was given 
when I allocated a total of $58 million at an attractive rate 
of eight per cent to builders in major centres who are prepared 
to build good housing for rent at agreed-upon moderate rates. 
This project produced an enthusiastic response, and CMHC 
has received applications for about 7,000 units across the 


country. From these, we are selecting some 2,600 that 


promise the best value. 


As a result of the reduction in sales tax, I 
instructed my officials to renegotiate with the applicants 
and, consequently, prices of the units and rents have Leen 
adjusted downware€ to reflect the sales tax reduction. 

Three measures introduced in the May budget were 
re-introduced by Mr. Turner on November 25. 

One of these prevents the carrying costs on land 
awaiting development to be charged against other income 
until the land is actually brought into housing production. 

The second measure to ke re-introduced is the 
elimination of the saJes tax on construction equipment and 
materials used in municipal water distribution systems. 

The third measure was the Pegistered Home Ownership 
Savings Plan, which is designed to assist individuals or 
couples -- particularly young people -- to accumulate enough 
money for the Cown payment on a home of their own. This 
plan allows a total of $1,000 each year to be deducted from 
each taxable income for a pericd of up to ten years if the 
funds are put into a registered program. This is expected 
to provide a long term and continuing incentive to young - 
couples to save towards home ownershiv. This means 
that if both partners have incomes, they can save up 
to $20,000 in non-taxakle income in 10 vears which, compounded 


annually at even 8% would total about $32,000. 


An additional benefit will be that a good portion 
of these savings will undoubtedly find its way into the 
mortgage market, which will help to provide the homes they 
are saving to buy. 

Farlier in the year, we requested lenders to 
limit high-ratio mortgages to moderate-priced housing. 

This step was taken at a time of extremely high activity 

in the housing market, when it became obvious that the 
brakes should be applied. The recent budget removes the 
restraint on high ratio loans. This cannot be allowed to 
detract in any way from the Federal Government's continuing 
emphasis on housing for low and middle-income families. 

All of you are aware, I am sure, of the immediate 
success of the Assisted Home Ownership Program introduced 
earlier this year. The original budget of $300 million was 
increased to $450 million, and even that was exhausted some 
time ago. The plan, familiarly known as AHOP, produced 
homes for some 20,000 families. About half of the homes 
were new construction but due to the rapid depletion of 
funds available it has latterly been limited to new 
This program will get underway again in 


construction. 


1975 with some modifications which I will speak about in a 


moment. 


Another step towards assisting home ownership, 
which I recently announced, is the $500 grant to be given 
to couples who are buying their first home. The -grants 
are restricted to the purchase of new moderately-priced 
homes in the hope of stimulating more production in that 
range. The price ceiling, of course, will vary from city 
tO ClLEyY contorming to CMHC Jocal lamits for yinsured Loans: 

Through these and other programs, the Federal 
Government has pumped over a billion dollars into Canada's 
housing market this year. The objective, basically, has 
been to establish a market in which Canadian families can 
buy or rent suitable housing without spending a disproportionate 
amount of their income. 

We would like to be able to do much more, but there 
is obviously a limit, even though a high one, on government 
funds. We cannot directly provide all the mortgage money 
required. 

It is evident that greater participation by 
private investors is essential if we are to meet the 
reasonable goals we have set, and I intend to encourage 
the-flow of private capital into the housing, market by 


every possible means. 


For example, I intend to introduce measures 
which will encourage the investment of private mortgage 
funds into AHOP. This will be done by bridging the gap 
in interest rates between the minimum rate at which private 
lenders can economically make funds available and the rate 
at which middle and lower income Canadians can afford to 
borrow. 

In practice, this would mean that a private lender 
would provide funds at the lowest current market rate to 
families which are eligible under the AHOP program, but 
CMHC would subsidize the borrower up to a maximum of $600 
annually. This is desiqned to make the effective net rate 
to the borrower such that his or her shelter costs do not 
exceed approximately 22% of family income. 

I would, at the same time make similar benefits 
available to people who rent their homes. Builders of 
multiple family housing who are prepared to agree on 
reasonable rentals, could obtain private financing for 
the construction, and receive a subsidy from CMHC that could 
bring the effective interest rate down as low as eight per 
cent. 

These proposals would have a double effect: 
they would bring more private mortgage funds into the 
market and provide the maximum leverage for the tax-payers' 


dollar allocated to these programs. 


Legislation providing for the Federal Mortgage 
Exchange Corporation and Mortgage Investment Corporations 
was enacted during the last Parliament to increase the 
attractiveness and flow of private mortgage investment. 

I hope, too, that pension funds will invest a greater 
portion of their assets in the housing mortgage market. 

As you know, legislation that has now received 
third reading will remove the restriction on federally 
incorporated trust and mortgage loan companies with regard 
to a leverage of 20 times capital and surplus. The amend- 
ments to the Trust Companies Bill will allow such companies 
to exceed the present limit and, when it becomes effective, 
will assist the flow of mortgage funds with the expected 
beneficial effects to the housing market. 

Trust companies' assets currently amount to about 
‘$12 billion. The anticipated increase in these assets for 
1975 is about $24 billion. Assuming that the pattern of 
investment is much the same next year as this, most of that 
additional $234 billion will be directed into the residential 
mortgage market. 

Obviously present mortgage interest rates are at 
unacceptably high levels. But government does not set 


interest rates, they are a product of market forces, both 


international and domestic. The thrust of our programs is 
to reduce effect of high interest rates on residential 
mortgages for middle and lower-income Canadians by way of 
direct Federal subsidy. 

These goals will not be realized overnight, as 
all of you well know. You are also aware that the policies 
and programs I have dealt with today will not, by themselves, 
do the total job. They will provide an important assist, 
but the most essential ingredient of a comprehensive solution 
is the active support and co-operation of both the financial 
community and the building industry. 

I know you must realize that Lt 28 3 your sown 
enlightened self-interest, as well as Canada's, to join 
with us in ensuring that good housing is made available 
as quickly as possible. 

I have already had the opportunity of discussing 
some of our proposals and policies with people in the private 
sector, and I will be meeting in Ottawa with representatives 
of the financial community later this month. In the meantime, 
my officials and I would like to hear from any of you if you 
have proposals which can assist further. 


In closing, I would like to emphasize that if you 


are willing to accommodate your own goals to the national 


needs, you can count on my consistent and enthusiastic 
Ld 


support and that of the Federal Government. 
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